


EXECU11VE SUMMARY

This documentpresents a plan for the long-termdevelopmentof Kelley’s Corner and the
swtoundingareas.Theplanfocuseson landuseandregulatorychangesthat aredesignedto
promoteappropriateeconomicgrowthin Kelley’s CornerandIn severalnearbylocationsalong
Route2. It alsoaddressesstrategiesfor managingtheImpactsof development,Includingtraffic
andpedestriancirculationand wastewatergeneration;evaluatesalternativemechanismsand
strategies•for promotingeconomicdevelopmentandoutlinesthe Issuesthat will needto be
takenInto accountif theTownwishesto adoptanImpactfeesystemtofinanceInfrastructure.

GOALS AND OajEatvEs

Throughthepublicparticipationpro~s— Its owndiscussions,the lCdUey’s Come,Planning
Committeedrafteda set of goalsandobjectivesto guidethepreparationof theSpecificArea
Plan.Thesegoalsandobjectivesrepresenta balancing~ PlanningComrniltee’seconomic
developmentmissionwith town and neighborhoodconcernsregardingaestheticsandtraffic
Goalsand objectiveswereIdentifiedIn five areat

‘S. EconomicDevelopmentCoaL
Accommodate and encouragecoinmercidl and industrial developmentthat servesthe needs
of the Town of Acton and its residents.

h5 AestheticsandTownCharacterGoal:

Ensure that new developmentand redevelopmentreflects and reinforces the character of
Acton.

S CirculationandTraffic CoaL

Providefin’ safe and efficient circulation throughout the Kelley’s Corner Planning Area.
.4

S WastewaterManagementCoaL
Provide adequatewastewatertreatment capacityfor existing and planned development.

S EnvironmentalProtectionGoaL

Protect the area’s natural resources.

LAND USE PlaN

The Kelley’s Corner planning processresulted In the following land ise strategiesfor the

S In Kelley’s Cornerproper—thAtIs, theexisOngretailareasurroundingtheIntersectionof

Main Streetand Massa&usettsAvaue.~4heplanrecommendsthat permittedlanduse
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intensifiesbe Increasedasan Incentiveto upgradingandInfill, andasa way to leverage
privatefundsfor InfrastructureImprovements.

S New developmentor redevelopmentthat takesadvantageof theIncreaseddevelopment
potentIalshouldbe designedto enhancethevisualappearanceof theshoppingdistrict,
andshouldbeorientedtoImprovepedestriancirculationandaccess.

S The IsolatedsIngle-family residentialdistrict onMain StreetbetweenHossnerHouseand
theRedstonecondominiumdevelopmentIs designatedfor multifamilydevelopmentThis
will relieveanypressurefor convertingthesepropertiesto commercialuseand,by adding
residentscloseto thebusinessdistrict,will alsosupporttheobjectiveof creatingawalkable

shoppingarea.

a No landusechangesareproposedfor theresidentiallyzonedareassouthofthebusiness
district (ProspectStreet,Main Streetandseveralneighborhoodstreets),orfor theActon
ShoppingCenterarea(Donelan’s,etc.).

S An Increase in permitteddevelopmentIntensityis recommendedfor theOffice Parkdistrict
along thesouth side.of Route2 betweenPiper Road and HosmerStreetThis area contains
the Concord Auto Auction site, the Concordian Motel, and two light industrial parcels
(Modular and Data Instruments). As In the retail center, it Is hoped that this changewill
encourageAdditional development that can support the costsof neededpublic Infrastruc-
hire, suchasroadway Improvementsand communitywastewatertreatment

S A large residentially zoned parcel on the westerly side of Piper Road Is proposedfor
rezoning to Office Park use,consistentwith theModular and Data Instruments sitesonthe
oppositesideofthestreetThepurposesofthisproposedrezoningare to minimize land use
and traffic conflicts byachievingcompatibleusesonbothsidesof PiperRoad,to reducethe
residential build-out In this area,andto expandthecommercial/Industrialtaxbase.

‘St ThePlanrecoinniendsaccommodatingaproposed90,000squarefootexpansionoftheHaartz
Auto Pabricsfacility by rezoninga portionof theHaartzsite thatIs currentlyzonedfor
residences.Thiswill reducethepotentialresid”n’~~1build-outIn this area.

REGULATORY RECOMMENDATIONS

Theregulatoryrecommendationsof the SpecificArea Planflow directly from the strategies
presentedIn theprevioussection.

S Themaximumpermissiblefloor arearatio (PAZ) In theKelley’s Cornerretail center(I.e.,
tIe areacurrentlywithin theKelley’s Cornerzoningdistrict) sbouldbeIncreasedfrom the
currentlevel of0.20 tonnewlevel of0.40,subjectto siteanddscIgnreview(througha
spedalper$tprocess)In cèdirto ensueconsistencywith municipal— andobjectives.
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s Cleardesignstandardsshould be establishedfor the Kelley’s Corner district, to encourage
a higherquality of designand the evolution of an environmentthat Is better oriented to
pedestrian circulation. The principles embodiedin these standards should Include the
promotion of sharedparkingfacilities, theestablishmentandexpansionof walkwaysand
bikeways to connect activity areas within the Planning Area, the useof appropriate
building materials, the siting of buildings closeto thestreet, and the useof landscapingto
screencommercial parking areasfrom thestreetand from nearbyresidential areas.

S The existingmultifamily residentialdistrict on the northwest side of Main Streetshould
be extendedto include the adjacent single-family residences,and thepermissible residen-
tial densityshould be Increasedfrom 5 dwelling unitsperacreto 15 dwelling unitsperacre
(which Is thecurrent densityof theRedstonecondominiums).

S The existing Office Park 2 (0P2) district locatedbetweenHosmerStreetand PiperRoad
(comprisingtheConcordAuto Auction, theConcordianMotel, and theDataInstruments and
Modular facilities on DiscoveryWay) should be rezonedto a newOffice Park 3 dIstrict,
within which the maximum FAR could be increasedfrom 0.20 to 0.30 through a special
permitprocess.

S The residentially-zonedportion of the HaartzAuto Fabrics propertyshould be rezonedto
the General Industrial district, consistentwith the rest of the site, provided that an
adequatebuffer is maintained betweenthe useson the site and the nearby residenceson
CharterRoad.

CIRCULATION

Without an extensivestudy of traffic in theKelley’s Corner area It Is not possibleto determine
how much of the existing traffic is locally-generated,and how much Is through traffic using
Routes27and ill for longerjourneys.Therefore,nodirect projectionan bema4of theincreases
In volume resultingfrom additional developmentIn thePlanningArea. However,the Increased
level of overall developmentenvisionedin this Plan will Inevitably result In somelevel of
increasedtraffic, and theCirculation componentpresentsstrategiesfor addressingbothexisting
traffic conditionsand future traffic growtlt

S Regional accessis currently provided by connections to Route 2 from Main Street and
MassachusettsAvenue,with more local connectionsat Taylor/Piper Road and Hosmer
Street.There doesnot appear to be a needfor an additional interchangeasfar as Kelley”s
CornerIs concerned,but any significantchangein accessconnectionscould impactthrough
traffic In Kelley’s Coma.

S With respectto local access,thePlanrecommendsconsideration ofa frontagemad system
alongRoute2 with a connectingoverpassto provide adequateaccessto Sating and new
developmentbetwéenPiperRoadand HosmerStreetand to the transfer station. A more
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modestlocal accessrecommendation is to formalize the “cut-through” betweenMain Street
and MassachusettsAvenuenextto theActonPlazashoppingcenter.

is A number of roadway capacity and safetyimprovements are recommended.These are
divided into threegroupsdevelopmentmanagementpolicies(including zoning);safetyand
operational improvementsat severalIntersections (Route2 at Taylor Road/PiperRoad; the
intersection of Hayward RoadandMain Street; and the Main Street/ProspectStreetInter-
section),and capacity improvementsat the intersection of MassachusettsAvenueand Main
Street,andat theRoute2 ramps on MainStreet.

S The Plan also recommendsa comprehensiveset of pedestrianand bicycle enhancements,
Including improvementofexisting sidewalksand crosswalks,and creationof newwalkway
andbicycle connectionswithin and betweendevelopmentparcels and to key openspace
areasIn and adjacent to thePlanningArea.

WASTEWATER IMPACTS

Like traffic and circulation, wastewater managementwill be an issuein the Kelley’s Corner
PlanningArea regardlessof howmuchgrowth occurs.

is Until recently, the total costsof relying on individual septic systemsfor wastewater
disposalhave beenhidden. However, this Is being changedby the State’s new Title 5
regulations for inspection and repair of septicsystems,which havealready had an Impact
in Acton and acrossMassachusetts. It is quite possiblethat the costof constructingand
managing communitywastewatertreatmentsystemswill begin to compare favorably with
the cumulative costs—intermsOf maintenanceand repair,depressedreal estatemarkets,
and environmentalprotection—of hundredsof individual systems.

S Homesand businessesIn the ICelley’s Cornerareahavea septic systemfailure rate that is
higher thanaveragefor Acton. Hence, the impactsof the newTitle 5 regulations—andthe
potential benefitsof moving to communitywastewatertreatment—arelikely to be greater
here thanIn other areasof theTown.

as. Under existing zoning,the volume of wastewaterthat could be producedin the Planning
Area at build-out is estimatedto be about 40% greaterthanat presentThis volume would
be increasedbyan additional 50% if the recommendedland usestrategyIs adopted and full
build-outoccurs.

S Moving toward communitywastewater treatmentsystemsdoesnot necessarilymean
constructinglarge-scalefacilities to servetheentiretown. In th~caseof theKelley’s Corner
area,neededcapacitymight beprovidedby usingseveralsmallerfacilitiesto servegroups
of users.For example,thE schoolcampusmaybebestservedby a small on-sitesystem,
ratherthanby beinglinked to a largersystemfor theretailandoffice centers.
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S Potentiallocations for wastewatertreatment facilities havebeenidentifiedat the Concord
Auto Auction site andon thePiper Road site that is proposedfor rezoningfrom residential
to Office Park.

S The report contains preliminary estimatesof the costsof treatment facilities, and sugges-
tions for financingthesecoststhrough a combination ofgeneralobligation bonds(paid for by
all Acton taxpayers)and assessmentsto individual usersof the facilities.

ECONOMIC BASE ANALYSIS AND MARKET STUDIES

The findingsand conclusionsof our economicbaseanalysisandrealestatemarketstudiesare
the following:

S Economically, Acton is in very goodshape.The town hasemergedfrom the last recession
with over 500 more jobs and nearly 150 more firms than it had a decadeago. By 2000,
employment In the town is projected to increaseby 1,800at which time It should total
around 11,300. Over half of the job gains are expectedto be in office-basedand R&D-
intensive activities.

S Acton hasavery highproportionof jobs in larger manufacturing establishmentsanda low
proportion of jobs in smallerpersonal,business,and financial servicesfinns. Although this
makesthe town vulnerable to potentialfurtherjob lossesin manufacturing, it also indicates
goodgrowth prospectsfor services.

S The commercial real estate market reflects the town’s general economicupturn. ClassA
office, R&D, and industrial space,which faced vacancyratesof around40% in 1990 is now
97% occupied. This provides a sharp contrast with the 495 North Market area, where
commercialvacancyratesare pushing30%.

S Due to the high level of commercial vacancy in the wider market area, speculativecom-
mercial construction hascometo a standstill since1988. However,theowner-built market in
Acton hasbeenlively, averagingan annual absorption of 13 acres a yeai.This rate of
absorptionis expectedto remainsteadythroughout the remainder of thedecade.

S From the standpoint of market feasibility, the following usesoffer the bestnear-term
prospectsfor reuseof large,key sitesin Kelley’s Corner

• large, “box” retailing uses
• owner-built officeand R&D flex space
• a Continuing Care retirementcenter

In addition, investmentin Incremental improvements and piecemealredevelopmentof
existingretail propertiesis expectedto continue throughout thedecade.
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s Other usesoffer longer term prospectsfor the district. By 2000,excessspacein the market
area isexpectedto be absorbedcreating a demand for additional:

• village retailing(e.g.,small retail and serviceunits)
• speculativeoffice park construction
• an upscalehotel/conferencecenter with communityaccessto recreational

facilities on a membershipbasis.

S Actondoesnot needto undertake a large-scaleeconomicdevelopmenteffort. Rather, adniin-
Istratively simple andcost-effectivemeasures,such as densitybonusesandshort-termtax
abatements,should be offered asincentivesfor incrementalupgrading in Kelley’s Corner.A
~~art-timestaffmembershould be assignedto coordinatetheprocess.

FIscAL IMPACTS

The recommendedland useplan will have two types of fiscal impactsto the Town: increased
revenuesfrom property taxes, and increased costsfor providing municipal servicesand
facilities. -

S The long-term fiscal benefitsofencouraging ommercial and industrial developmentare not
dear. Although thecorrelation betweentax rates and land usepatterns is weak,it appears
that Massachusettscommunities with higher proportions of nonresidentialdevelopment
may also have higher residential tax rates. This may be attributable to higher infra-
structure needsin moreurbanizedcommunities.

a In the short term, however, an expansion of the nonresidential tax basehas dear fiscal
benefits.Given Acton’s currentdistribution of land usesand its property tax structure,it is
estimatedthat residential parcels generateabout $1.40 in municipal servicecostsfor every
dollar of tax revenue that theyproduce, whereasthe costof providing servicesto commer-
cal and industrial parcels is less than 20 centsfor every dollar of tax.revenuegenerated.
Theseand similar estimatespresent a strong casefor expanding the commercial and
industrial tax baseto help fund neededmunicipal serviceswhile minimizing the tax burden
onActon homeowners.

S Basedon an estimated floor area increaseof about 337,000squarefeetover a ten-year
period, thetotal nonresidential taxbasein the Planning Area could increaseby about $14.2
million and annualproperty taxrevenuesby about $291,000.After accountingfor municipal
servicecostsattributable to this new development,theestimatednet fiscal benefit to the
Town would be $232,800per year at theendof the ten-yeardevelopmentperiod.
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IMPACT FEES

The final sectionof the report presentsan outline ofan Impact fee systemthatmight be imple-
mented to help fund infrastructureimprovements in the planning area or in otherareasof the
Town. This outline includes a review of the legal authority for Towns to adopt impact fee
measures;a reviewof thekey courtdecisions,both in Massachusettsand elsewhere,relatingto
such fees;andan overviewof how impact feesarebeing usedin communitiesacrossthecountry.
Specificattention is paid to the useof impact fees to fund roads and sewers,asthesearethe
majorcapital improvement needsthat are anticipated for theKelley’s Corner PlanningArea.
Key points from thisoutline include thefollowing:

a. An impact fee is a fee charged to a developer to pay for capital improvements that are
requiredby the development.It cannot be usedto pay for the portionof capital Improve-
ment.costsattributable to pre-existingdemand,nor is it usedto help fund ongoingoperating
costs. -

S An impactfee by-law or ordinance must be supported by a capital facilities plan, including
costestimatesand an inventory of deficienciesin existingcapital facilities.

a The impact feesystemmust include a formula or methodologyto determinetheproportion
of the capital facility needcausedby the new development,and this methodology must
yield a fee that is “roughly proportional” to thedemandcreatedby the development.

S Funds received from impact feesshould be earmarked to a zoneor district to ensurethatthe
paying developmentbenefitsfrom their expenditure,and theymust be spentfor eannarked
purposeswithin a reasonableperiod of time or be returned to thepayer.

This project was.fundedby a Strategjc Planning Graflt
awarded by the Commonwealth of Massachusetts,
Executive Office of Communities and Development.
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INTRODUCTiON

ICelley’s CornerIs acommercialcentersurroundingthe intersectionof Main Street (Route27)
and MassachusettsAvenue(Route111) in the Town of Acton, Massachusetts.Acton’s 1991
MasterPlanIdentified Icefley’s Cornerasoneoftwo “main communitybusinessareasto serve
theTownandsurroundingcommunities”andas“themostappropriateareaIn Acton to locate
businessesand retailstoreswith regionalattraction?TheMasterPlanrecommendedthat a
separateICeiley’sCornerzoningdistrict beestablished“In recognitionof theImportanceof the
continuedvitality of the commercialactivity In this area,” — that a specificplanningeffort
for Kelley’s Corner“be undertakento addresstraffic, aesthetic,an4otherproblemsIn this
area.” More recently,the Town hasproposedthat the Metropolitan Area Planning Council
(MAPC) considerthe Kelley’s Cornerareafor designationasa “ConcentratedDevelopment
Center,”which would give the area priority recommendationfor stateand federal Infras-
tructure Investments.

Following theMaster Plan’s recommendation,In 1994 theTownInitiated aplanningeffort for
Kelley’s Corner,buildingon Its successfulexperienceIn two previous neighborhoodplanning
projects(West-ActonandSouthACton).A ICelley’sCornerPlanningCommitteewasestablished,
including representativesof the PlanningBoard, Board of Selectmen,SchoolCommittee,
Chamberof Commerce,propertyowners,residentsand Town stat£ The following Mission
Statementwasdefinedfor thePlanningCommittee’swork

The missionoftheKefley’s CornerPlanningCommitteeis to developaconipre-
hensivegrowth and developmentplan for Kelley’s Cornerwhich will facili-
tate concentratedeconomicgrowththat aeatesan attractivecenterandhelps
to generaterevenuefor theTown.This planalsomust addressIssuSof pedes-
trian and vehicularsafety,accessandcirculation,wastewatertreatmentand
otherenvironmentalimpacts.To considertheneedsanddesiresofvarioustown
constituencies,Input ofthebusinesscommunity,neighborhoodresidents,and
otherActon residentsmustbesoughtandIncorporatedInto the planwhenever
possible.

TheTownengagedaconsultingteamto assistIn thefacilitationofthecommunityparticipation
processand the preparation of theSpecIficAreaPlan.Theconsultingteamconsistedot The
tandlJse Collaborative (lead consultant);TAMS Consultints,Inc. (circulationand urban
design); Cambridge EconomicResearch(economIcdevelopment); andMarkBobrowskl,E~.
(legal IssuesofUnpactfees).

ThisdocumentandattachmentscontaintheSpecificArea PlanfortheKelley’sComePtsnn4~ig
Area preparedby this consultingteam.Inaddition,aspartof theplanningprocess,theA.cton
PlanningDepartmentproduceda detailedInventory and Analysis report.This reportIs
IncludedasanAppendixto theSpecificAreaPlan. -
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1. GOALS AND OBJECTiVES

This Specific AreaPlan is guidedby Goalsand Objectivesdevelopedduring the planning
processasaresultof PlanningCommitteedeliberationandcitizenInput at theJanuarypublic
forumand March desIgnworkshop.TheseCoalsand Objectives,representa balancingof the
PlanningCommittee’seconomicdevelopmentmissionwith townandneighborhoodconcerns
regardingaestheticsandtraffic.

In addition,the PlanningCommitteeIdentifiedpotentialactionsto Implementseveralof the
Coals and Objectives.TheseCoalsand Objectives,togetheiwith the applicablepotential
actions,areasfollows:

ECONOMIC DEVELOPMENT
ACCOMMODAtE AND ENCOURAGE COMMERCIAL AND INDUSTRIAL DEVELOPMENT

- THAT SERVES THE NEEDS OF THE TOWN OP ACTON AND ITS RESIDENTS

Functional Obledives

• ‘Optimize the nonresidential tax base

• Encourage diversity of services compatible wtth the needs of Acton

Otlectives by Subarea

• Hosmer Sfreet to Piper Rood — Encourage newnonresidential andnonretail
uses that will brbaden the Town’s tax base, consistent wtth Infrastructure
capacity and sensitive to abutting nelghbothoods and discourage further
residential development. -

• Kelley’s Corner Retail Core — Encourage the continuation ofthe existing mix
of retail, service, office and tesldentlal uses: and support moderate
expansion of commercial activity consistent with Infrafiructure capacity.

• Hayward Rood Industrial Area — Permit a moderate expansion ofthe existing
industrial use accompanied by a reduction In residential bUld-out.

• Acton Shopping Center Area — Maintain the existing level and character of
retail uses.

AESTHETICS AND TOWN CHARACTER

2. ENSURE THAT NEW DEVELOPMENT AND REDEVELOPMENT REFLECTS AND
REINFORCES THE CHARAC1ER OF ACTON

• Encourage consistencyin buldlng and area deign to be compatible with
Acton’s New England heritage
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Potentialactionsto hnplernentthis objective
• Establisha designreviewprocess
• Createstandardsfor building design,to developa themeforthearea
• Createstandardsfor landscapedesign,to developathemefor thearea

• Transform Ketley’s Corner into a visually appealing center that reflect the
characterof Acton

Pnter.flala~on ..tpb!n3er~4th~nh~rty~~
• Create attractive natural buffers to screen,divide and reducethevisual

Impact of pavedparkingareas -

• Createanattractivefecalpoint!landniarkthat Identifies ICelley’sCorner
• Developalternativeparkingoptions
• Improveon trashreceptaclesanddisposal

• Create orencourage indoor and outdoor gathe*~gplaces
Potentialactionsto Implementthis objective

• Createparks- -

• Encourageestablishmentsthatprovideopportunitiesfor socializingforall
ages

• Encouragedevelopmentand redevelopmentto IncorporateInformalspaces
for social Interaction

• MaintaIn the Integrity ofthe surrounding residential areas

• MaIntaIn the sceniccharacter of the Route 2 corrIdor

CIRCULATION AND TRAFFIC
3. PROVIDE FOR SAFE AND EFFICIENT CIRCULATiON THROUGHOUT THE KELLEY’S

CORNER PLANNING AREA

• Provide safe and efficient traffic flow within the Planning Area

Potential actionsto Ixnplema~tthisobjective
• ImprovemajorIntersectionsalong the arterial highways
• Rtaubaib -

• Improve safe access to and across Route 2

• Create and Improve safe pedestrian and bicycle access

Pott~t1alactions to Inwiement this cbjectlv1,~ -‘

• Providean appealingnetwork of sidewalksand bikeways
• Improve onthesafetyof crosswalks

- -I
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- WASTEWATER MANAGEMENT
4. PROVIDE ADEQUATE WASTEWATER WEATMENT CAPACITY FOR EXISTiNG AND

- PlANNED DEVELOPMENT

• Develop a strategy to address the existing sewage problems

• Ensure that adequate treatment capacityexists to serve new growth

Potentialactionsto Imniemnentthis objective
• ProvideanInfrastructureto supportthe4isposalof sewage
• Identifyareasfor commonsewagedlsposal

- - - ENVIRONMENTAL PROTECTION

t PROTECT THE AREA’S NATURAL RESOURCES -

• RetaIn natural spaces as buffers and for passive recreation
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2. LAND USE PLAN

The proposed land useplan for theKeliey’s Corner Planning Area flows from the Coalsand
Objectivesdevelopedduring thepublic participationphaseof the project. Basedon general
goalsidentified early in the process,the final goalsandobjectivesweretestedduringtheplan-
ningdesignworkshop andfurtherrefinedthroughdiscussionswith the PlanningCommittee,
Planning Department staff, and consultants. This sectionoutlines the land useplanning
recommendationsfor eachofthe foursubareaswhich haveevolvedfrom thatprocess.

PLANNING SUBAREAS

The name “Kelley’s Corner generally refers to the clusterof retail and servicebusinesses
surroundingthe Intersectionof Main Street (Route 27) and MassachusettsAvenue (RouteIll).
The Kelley’sCornerPlanningArea extendsbeyond theimmediateKelley’s Corner businessarea
to Include severalsurrounding areasthatcould affect, or be affectedby, developmentIn thecore
area. Severalsubareasof thePlanning Area have beendefined for purposesof description and
analysis: -

• SubareaA is the Kelley’s Cornercommercial core. It includes the lcelley’s Cornerzoning
district, two multifamily residentialcomplexes,and several single-family residenceson
thenorthwest side of Main Street.

• SubareaB includes the residential neighborhoods along Prospectand Main Streetsto the
south of the Icelley’s Corner businessdistrict, extending to the shoppingcenter at the
intersectionof Prospectand Main Streets.

• SubareaCextendseastalong Route2 from the intersectionof MassachusettsAvenueto the
Concord Auto Auctionsite at HosmerStreet.

*

• SubareaD comprisesthe regionalschoolcampuson CharterRoadbetweenMassachusetts
AvenueandHayward Road,andan industrialareaalong HaywardRoadto thenorthwest
ofthebusinessarea. - -

The InventoryandAnalysisReport(Appendix) containsPlanningArea maps,including the four
Subareas.

HOSMER STREET TO PIPER ROAD (SUBAREA C) -

This Plantreatsthe areafrom theAuto Auction site andmotel onHosmerStreetto the large
residentially-zonedparcelon thewestside of Piper Road(opposite.PiscoveryWay) asa unit.
Becauseof Its locationandtheexistingestablishedlight Industrialuseson DiscoveryWay,
thisareaIs suitable for large-scaleiemployment-generatinguses.Howver,suchusesmustbe

ICelley’s Corner SpecificAnaPlan - - Page7



sensitive to the residential neighborhoods to the south, and developmentmust be able to
supportthecostsof neededinfrastructure,

OBJEC11VES - - -

The economicdevelopmentobjectivefor this subareais asfollows:

Encourage new nonresidentialand nonretail uses that will broaden the Town’s
tax base, consistent with infrastructure capacity and sensitive to abutting

- - neighborhoods; and discourage further residential development. -

Landuseoptions for this area include:

• Offices • ContinuingCareFacility
• Light Industrial • CommercIalRecreation
• ResearchAnd Development • Restaurant
• Hotel/ConferenceCenter - • Park and Ride

In addition, this area provides potential locations for sewagetreatment facilities to servethe
Immediate and surrounding areas: Le., theHosmer St./Piper Rd. industrialarea,therestofthe
Kelley’s Corner Planning Area, and nearby residential neighborhoods.Two possiblelocations
for sucha facility havebeen identified:

• The Auto Auction site on Route 2 and Hosmer Streetcontainssufficient area to
accommodateboth a treatment facility and a significant office or commercial
development. The advantage of this site is that it is currently available for
commercial redevelopment,and the Town hasan opportunity to encourage a
coordinated plan for reuse that would incorporate a treatment facility through
negotiation with a prospectiveuser. - -

• The residentially-zonedparcel on thewest side of Piper Road apparentlycontains
good soils to absorb treatedwastewater.This site is closer to the centerof the
Kelley’s Corner district, and therefore might offer costsavingsfor constructionofa

- collectionsystem.

Useswhich were deemedunacceptableto thePlanning Committeeand area residentsInclude
thosewhich would have a negativeeffect on Town finances(becausethe new propertytax
revenuesgeneratedwould not coverthe increasedcostsof providing municipalservices),and
thosewith excessiveadverseimpactson nearbyneighborhoods.The fiscal criterionexcludesall
residential uses(including multifamily residential) and noncommercial recreation(e.g.1town
playing fields, nonproht facilities), while retail uses(especially large-scaleonessuch as
shopping centersandsuperstores)ire vigorously opposedby residentsbecauseof expected
traffic noise, lighting and aestheticImpacts,and becauseof theImpactsonexistingbusiness
areashi Acton. - -
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ISSUES - - -

The major IssuesIn thisareaconcernaccessbetweenbusinessesandRoute2, aswell asaccess
acrossRoute 2 for residentsand public safety vehicles.The existingPiperRoadcrossingis
dangerousbecauseof its configuration and -its proximity to the Route 111 merge,and It is
important that stateplanning provide a replacement crossing to accommodatethe needsof
businessesand residents. At the same time, the Impacts of additional traffic on local
residential roads must be considered.Theseissuesare addressed in the Transportationand
Circulationelementof the Plan. -

Another set of Issuesrelatesto the preservation and enhancementof open spaceareas in
connectionwith developmentand redevelopmentof this area.Residentsare concerned to
maintainand improve accesstoCi~View Pondand a greènwayalong Cole’sBrook. and trails
and bikewaysconnectingthis areafrom Hosmer Street throughto the Great Hill conservation
areaand the Kelley’s Corner retail area would also be desirable. -

RECOMMENDED LAND USE STRATEGY

Two significantland usepolicy changesare proposedfor this area.The first involvesshifting
the PiperRoad parcelfrom the Residential 2 (R2) district to the Office Parlc2 (0P2) district.
This parcelis currently the only majorundevelopedresidentially-zonedarea In the Planning
Area. Rezoning the site would change its potential buildout from 37 dwelling units (i.e., an
Increaseof 36 units) to approximately 150,000square feetof office/R&D/industrial floor area.1

(For comparison, Data Instruments and Modular eachhaveabout 100,000squarefeetof floor
area). -

A secondchangefrom existingconditionsis an increaseIn permissibledevelopmentIntensity in
this area, In caseswhere development impacts can be mitigated.The -Planning Committee
specifically voted in favor of granting PAR increasesas an Incentive to make Infrastructure
improvements.Accordingly,weproposea new‘VP3” district,within width themaximum FAR
of 0.20 would remain,but with theoption to exceedthis limit up to a maximumPARof 0.30
through a special permit process,in return for developerprovision of specificpublic infra-
structure improvementsand mitigationofoff-site impacts. This increasein PAR isreflected in
the traffic and wastewatergenerationanalysesincorporated In this report; however, it is
important to emphasizethat the build-out increasewould only be available through the
special permit process,in which the Town would have the ability to shapethe development
and ensurethat off-site impactssuch astraffic are adequatelymitigated.

iNot~Although the estimateddevelopmentpotentialfor this parcel is 37unIts, It should be noted that a
preliminary subdivision plan filed for theparcel showsonly 14houselots.
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It is alsorecommendedthat the 0P3provisionsindude a provision to allow netdensity ona site
to be Increasedin caseswheretheownerdedicatesaportionof thesiteto a public purpose.One
exampleof how this provIsionmight beapplied Is a situation wherea portionof a developable
parcel might be required for usefor a wastewater treatmentfacility. In suchacase,regardless
of the amount of land that- is ultimately available for development,the bulldout of the site
would be basedon the applicableFAR applied to the total land area.Thisprovision could aid
In negotiationswith apropertyowner. -

The following table lists the site areas,existing development,and potentialdevelopment for
the sevenparcelsin this area: -

- -

~3c Site

Total
Area

(acres)

Developable
Site Area
(acres)

Existing
Floor Area

(sq.ft)

Buildàut
Floor Area
%A~of

Buildout
floor Area9t~

0-3/65(PIper Road) - 27.48 - 17.21 (house) 149,934 224,901
C-3/.70A (Modular) 11.71 11.42 105,975 105,975 149,237
0-3/71 (DataInstruments) 14.48 14.17 105,754 123,449 185,174
0-3/71-1 2.50 2.50 0 21,780 32,670
C-4/194A(Auto AuctIon) 65.49 47.97 43,041 417,915 626,872-

0-4/195(Motel) - 3.61 3.61 17.235 31.450 - 47,175

TOTAL 125.27 96.88 272,005 850,503 1,266,029

As the table shows,underexistingzoningthere is little expansionpotentialon the developed
parcels,but the two majorundevelopedparcels (the residential parcelon PiperRoad and the
Auto Auction site) cansupport a total of nearly 525,000square feet under existingzonin& The
proposed strategy would increasethe maximum potential developmenton thesesitesby an
additional 284,000square feet, andwould also permitmoderateexpansionon other developed
sites In this subarea.[Note The Kelley’s Cornerdatabasewas assembledfrom the existing
Assessorsdatabaseby combining someparcels that are in common useand ownership, and
splitting someparcelsthat have different characteristics;therefore, the data reportedIn this
will notcorrespondin all casesto data maintained for other purposes] -

KELLEY’S CORNER RETAIL CENTER (SUBAREA A) -

This areaextends from K-Mart on the south and west to Route2 on the north and east. It Is

boundedby theschoolcampuson thenorthwest, and by the Great Hill conservationareaon the
southeast.

OBJEC1WES

The economicdevelopmentplanningobjectIvefor this subareaIs asfollows: -
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Encourage the continuation of the existing mix of retaÜ, service, office and

residential uses; and support moderate expansion of commercial activity
consistentwith infrastructure capacity. -

ISSUES -

Theprincipal Issuesfor this area identifiedby residentsin the public participationprocessare
the visual appearanceof the commercialdevelopmentand the traffic safetyand congestion
problems resultingfrom thecombinationof multiple drivewaysandInadequatedefinition of
vehicular and pedestriancirculation areas.Thereis a sensethatadditional developmentcould
be accommodatedIf It led to an environment that was more friendly to pedestrians,and that
reflectedActon’s traditional New England character betterthandoesthe currentcommercial
“strip” development. - -

On theother hand, thereis a recognitionof the limitations facingpropertyowners.Manyofthe
parcelsaredoseto theirmaximumbuildout under theexistingzoning,and severalexceedthe
FAR limit of 0.20. Without the ability to expand there Is little financial Incentive to
reconfiguretheir sitesand buildings. Furthermore,without a public wastewatercollection and
treatment system,many lots are at their maximum feasible build-out, regardlessof zonIng.
Therefore, in order to achievethe type of commercialareathat residentssaytheywant, the
zonIng must be changedto provide the incentiveof additional incomepotential, i.e.,Increased
floor area.

The questionthenbecomeswhat level of densityis appropriate. Severalof themostsignificant
propertieshave FAR’s well in excessof 020.Prominent examplesInclude:2

Parcel FAR

Acton Plaza,MassachusettsAve. side (RocheBrothers, Ames,etc.) 0.292
K-Mart (including McDonald’s) - - ~ 0.247
Bowladrome - 0.279
ShawmutBank building 0.368

Basedon this review,wehaveconcludedthat in order to provide any significantIncentivefor
property upgradingand redevelopment,thepermissibleFAR would have to be Increasedto a
minimum of 0.35 and preferably higher. Without such an Incentive, It is extremelyunlikely
thatanyaction by theTown canbe successfulin transforming theappearanceof Kelley’s Corner.

In addition, evolving “new urbanism” theory and practicesuggeststhat densitiesof at least
this level are essentialto createa pedestrian-orientedcommercialcenter.For example,Peter

2~sonote that theActonShoppingCenter(Donilan’s,etc.)- outsidethissubars- hasanPAR of022&
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Calthorpe3recommendsthat retail usesservedby surfaceparkinglotshavea mInimum FAR of
0.30, that offices havea minimum FAR of 0.35, and that “higher than minimum PARs are
stronglyencouraged”for both typesofuses.Figure 1, from Caithorpe’sbook.. The NextAmerican
Metropolis, illustrates how a relatively high floor area ratio, combined with requirements
that principal buildings be located along the streetfrontage,leads to a more pedestrian-
friendly environmentthana lower-densitysuburbanFAR withoutcarefulsitedesignstandards.

Figure1
Floor Area Ratio and Fedestrian Orientation

From PeterCalthorpe,TheNext AmericanMetropolis

ThisPlan,therefore,recommendsthat the allowable FAR be Increasedto 0.40 for the Kelley’s
Cornerzoningdistrict,contingent on meetingnewstandardsfor building sitingand design,and
locationof parking areas.4 As in the Hosmer Street—PiperRoadarea,the increaseddensity

3PeterCelthorpe,The NextAmericanMetropol& Ecology,CommunityandtheAmerianDream,New York
PrincetonArchitecturalPress,1993;p. 78. - - -

41tIs not clearwhether or not this IncreasedPAR win be sufficient to encouragea significantamountofnew
growth. In the absenceof public parkingfacilities-In theare~the needto Provide off-street parkingIs likely
tocontinuetobeaconstrainton£eveJopment.and parkingdecicsarenotlikely tobesupportibleatanFARof

FAR = 0.30 OneStory Parking in Front

FAR = 030 Two Story Parking in Rear
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allowanceis away for theTown to provide an incentiveto upgrade and redevelopcommercial
properties,andto leverageprivateinvestmentin needed infrastructure.

At thesametime, theprotectionofadjacentresidential neighborhoodsIn theKelley Roadarea
-- and along ProspectStreetand MassachusettsAvenueIs essentialto the acceptabilityof any

redevelopmentor expansionof commercialpioperties.For this reason,increasesIn FAR above
0.20(or above theexisting FAR, if greaterthan 0.20)must be tied to site developmentstandards
that requirebuildings to be locatedat the front of lots, with building heights scaleddown at
theperimeterof thebusinessdistrict.

RECOMMENDED LAND USE STRATEGY - -

In general,the usezoningfor thisarea(Including the office areaat the junction ofRoutes2 and
111)is to remainthesame.Usesto beallowedhereInclude retail, office,servicesand residen-
tial (although little residential expansion is envisioned). The principal zoning changeswill
relateto developmentintensity and site developmentstandards.

As discussedabove, It is recommendedthat themaximumFAR for the Kelley’s Corner district
be Increasedto at least 0.40. In order to addressthe aestheticissuesin this area,the revised
zoningshould includea requirement for designreview for any newdevelopment,and for any
redevelopmentexceedingthe basefloor area ratio of 0.20. Cleardesignstandardsshould be
establishedfor the Kelley’s Cornerdistrict, to encouragea higherquality of designand the
evolution of an environment that is better oriented to pedestriancirculation.The principles
embodiedin thesestandards should include the promotion of sharedparking facilities, the
establishmentand expansionof walkways and bikeways to connectactivity areas within the
PlanningArea, theuse of appropriate building materials, the siting of buildings closeto-the
street,and theuseoflandscapingto screencommercialparking areasfrom thestreetandfrom
nearby residential areas.

Although the Planning Committee expressedreservationsabout Incfeasingthe intensityof
development In the southeastquadrant of the Kelley’s Corner district (Acton Dental Asso-
ciates,Goodyear,Bowladrome) becauseof proximity to the Kelley Road residential area,we
recommendthattheseparcelsbe inclUded in thesameoverall zoning framework astherest of
thedistrict.Traffic accessto businessesalong Route 27 has been cited asa primazy concernof
arearesidents;and traffic circulation benefitsto the retail area might be gained through the
developmentof a sharedparking area In this quadrant and consolidation of the existing
multiple accesspoints.Redevelopmentof theexisting businessescanbe guided by standards
that directdevelopmentaway from residential areasand screentheneighborhoodfrom noise
andlight Impacts. - - -,

0.40.Indiscussingthis, however,thePlanningCommitteedid not feelcomfortablerecommendingahigherFAR
(e.g.,0.50)for theKefley’s Cornerarea. -
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Onthenorthwestsideof Main Street(Route27), betweentheRedstonecondominiumsand the
Hosmer House, there are three single-family homes,zoned for single residential use. It is
recommendedthat theseberezonedfor multifamily useat a similar density to the Planning
Area’s two existing multifamily developments.This would be consistentwith theadjoining
condominiums and would strengthen a residential presenceIn Kelley’s Corner that would
supportits desiredrole as oneof Acton’s “village” centers.RedstoneandColonialVillage have
anaveragedensityof 14.7unitsperacre;therefore,the recommendedzoning for theseparcels
would permIt30 dwelling units on a total of 1.9 acres. - -

The CompositeBuild-out and Circulation Plan on the following page illustrates theseland use
proposals,alongwith circulationand urbandesignconceptsthatmight be incorporatedIn
individual developmentproposals.Theplanindicateshow new buildings,or expansionsof -

existingones,could be sited soas to define thestreetedgemore clearly than at presentThese
buildings also help to screenthe parkingareasfrom -the street.A systemof pedestrian
-pathways and crosswalksadds further structureto the businessarea, connectingthe various
businesseswith eachother,with theadjacentopenspaceareas,and with theschoolcampus. -

HAYWARD ROAD INDUSTRIAL AREft~(SUBAREA D) -

OBJECWES

Theplanning objectivefor thissubareais asfollows:

Permit a moderate expansionof the existing industrial useaccompaniedby a
reduction in residential build-out.

ISSUES

HaartzAuto Fabrics wishes to build a 90,000square foot expansionto Its existii~facility on
HaywardRoad.A portionof theHaartzpropertyis currentlyzonedfor residentialuse,and
thereforethisproposedexpansionin industrial spacecould be counterbalancedby areductionin
the potential for residential growth. The Planning Committee supports Haartzs proposed
expansionbecauseIt would help to maintain a diversified tax basein Acton, andbecauseIt
would furthertheTown’sgoalsof providingfor industrialgrowthin areasofexistingindustrial
activity ratherthanpromotingindustrialsprawl.

Therearesomeexistingtraffic Issueson HaywardRoadin this areathat needto beaddressed.
Thetwo primaryareasofconcernare atthe intersectionof HaywardRoadandMain Streetand
at theschoolentrance.Both locationsshouldbeimprovedevenunderexistingtraffic conditions.
TheMainStreetintersectionposesaproblemfor bothtrucksandcarsbecauseof the sharp.angle-

of the intersectionin spite of recentimprovements.The seriesof drivewaysat theschooland
adjacentdaycarecenterare confusingand create numerous conflicts of turningvehicles:
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consideration should be given to consolidating these driveways and creating a dear main
entranceto the schoolcampus regardlessof what happensat the Haartz site.

The proposedHaartz-expansion would generate increasedtraffic along HaywardRoadand
thereby add to the existing traffic concerns.The Circulation Component chapter addresses
these issues.

RECOMMENDED LAND USE STRATEGY

Thereare two ways thatzoning could be changedto accommodatethis proposedexpansion:
(3) themaximum FAR applicable to theexistingCl-zonedarea could be increasedfrom 0.20 to
about 0.32; or (2) 16.6 acres of residentially-zoned land owned by Haartz adjacent to - the
existing facility could be rezonedto the Cl district. The latter option was chosenfor several

reasons:

(a) It doesnot raise the issueof specialFAR treatmentfor oneproperty owner;

(b) Haartz is willing to donate the rezonedarea- to the Town or place a conservation

restrictionon it, in order to provide a permanentbuffer for theneighboringresidences;

(c) The impacts of increased industrial use will be at least partially offset by the
reduction in potential residential buildout (currently the residentially-zoned parcel
cansupport 30 singlefamily homes);and

(d) This option optimizes the fiscal benefit to the Town (at least in the short term).

Thus, the net impact of this proposed changeis the difference betweenan increaseof 90,000
square-feetof manufacturing spaceand a decreaseof 30 (potential) single-family homes.5

ACTON SHOPPING CENTER (DONELAN’S) AREA (SUBAREA B).

OBJECTIVES - - -

The planningobjectivefor this subareais asfollows:

Maintain the existing level and character of retail uses.

5Notethat rezoningtheentirelU-zonedareato theCI districthas theeffectof Increasingthe potentialfloor
areaby 132,000squarefeetif thisareaIs consideredseparatelyfrom theareacurrentlyzonedCl - this figure
Is reflectedIn thebuild -out summariesat theendof thtsreport.However,conslderin8all partsof theHaartz
propertyasa unit, the maximumincreasewould be88,528squarefeet.The actualincreasethatwould be
permittedby therecommendedrezoningmaydependonthespecificsof theexistinglot divisions.
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ISSUES

The Acton ShoppingCenter has an existing FAR of 0.228(i.e., abovethe zoning limit of 0.20).
This area was cited by residentsand Planning Committee members asone which provides
neededservicesin a pleasantenvironment.No changewasdetermined to be necessary.

RECOMMENDED LAND USE STRATEGY

No regulatory changeis proposedfor this area.

POTENTIAL G~owmUNDER PROPOSED LAND USE PLAN

- -- The following table presents a summaryof the changesin total developmentthat would be
- -- possibleasa result of implementing the proposed land useplan. The greatest changefrom

existing conditions—undereither the existing zoning or the proposedzoning—couldoccur in
SubareaC (the HosmerStreet—Piper Road area), through new developmenton the Auto Auction
and Piper Road sites and expansion of the Modular and Data Instrument facilities. In the
centralretail area (Subarea A), there is the potential for a 35% increasein commercial floor
areaunder existing zoning, and a further 71% growth if the recommendedzoning changesare
implemented.Subarea D would seea modest increasein developmentasa result of the rezoning
of the Haartz property. Subarea B (Donelan’s, etc.) will have very little growth under either
scenario.

SUBAREAS Planning

A B C D AreaTotal

Existing

Single-family dwellings
Multi-family dwellings
Nonresidentialfloor area(sq.ft.)

8 51 3 1
69 0 0 0

381,100 60,000 272,000 739,100

63
69

~1,452,300

Build~out- existingzonine

Single-fantilydwellings
Multi-family dwellings

Nonresidential floor area(sq.ft.)

6 95 55 32
69 - 0 0 0

516,600 61,900 700,600 748.100

188
69

2,027,200

Build-out- proposedscenario

Single-faxnilydweflings

Multi-family dwellings
Nonresidential floorarea(sq.ft.)

6 95 18 2
96 0 0 - 0

884,200 61,900 1,266,000 880,100

121
96

3,092,200
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3. REGULATORY ACTiON RECOMMENDATIONS

Thissectionoutlinesthe regulatoryactionsnecessaryto implementthe recommendationsof the
Specific Area Plan.

HOSMER STREET TO PIPER ROAD

NEW ZONING DISTRICT -

Createa new“Office Park3” zoningdistrict with the following ptovisions

• Allowedusesas in the currentOl’2 district,with the following changes:

• Restaurants: Change from N (prohibited) to SPS(permittedby Special
Pennit from the Board of Selectmen)with site planreview;

• Recreation (Commercial): Change from N (prohibited) to SF5 (permitted
by SpecialPermit from the Boardof -Selectmen)with siteplanreview;

• Prohibit Planned Unit Developments.

• Intensity regulations: maximum PAR of 0.20 by right, with increaseto 0.30 by
special permit subject to specific findings and contribution of off-site public
improvements.

• Specialprovisions:

• Developmentswith PARsover0.20 must demonstratemitigationof off-site
- impacts(in particular,traffic Impacts).

• Developmentswith PARsover0.20 mustprovidepublicbene~tscorrespond-
ing to -a scheduleincorporatedin theZoningBylaw. Thcamplescouldinclude
definedratiosof additional floor area(in excessof the amountat an PAR of
0.20)to public openspace/parks,linearfeet of new roadway,or wastewater
treatmentcapacity.

This approach hasrecentlybeenadopted by theTownsof Framinghamnand
Natick for the “GoldenTriangle” areaon Route9, wherea“bonusdensity”
provision allowsdevelopmentsto exceeda floor arearatio of 0.32 up to a

- maximumof 0.40,accordingto the followingschedule’ -

~Asanexampleof how the bonusscheduleIs applied,eachsquarefoot of serviceroadprovidedby the
developer(andapprovedIn advanceby thePlanningBoard,aswellasanyotherpemdttlnt!gendes)would
9uali~’thedevelbpment foranaddItional3square feetof floor area abovethe by-right MR of 0.32,,up toa
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Pimuc BtnznrAr.ff tan MCNITY UNIT BoNusRATI0
OpenSpaceAmenities

Park
ExcessPerviouslandscaping

-

Squarefoot

Squarefoot

1:1

1:0.5

PedestrianCirculation Improvements

Off-SiteSidewalk

Pathway/Blkeway

PedestrianBridge/Tunnel

Squarefoot
Squarefoot

Squarefoot

1:1

1:1

1:1

Public Assembly Space Squarefoot i:5

Traffic Improvements

ServiceRoad (24-30footpavedwidth)
-

Squarefoot 1:3

Tranilt Amenities

Transit-relatedlaneWidening

PublicTransitEndowment

-

Squarefoot

Dollar ($)

1:2

20:1
t4ote:BonusRAno~AmenityUnit floor Area

Note that the above table Is presentedas an exampleonly, and not as a
recommendationfor the typesof improvements or amenitiesthat might be
appropriate for Acton.

• The areaof a parceldedicated to a public use requiredor approved as a
condition of a special permit (e.g., wastewater treatment, roadway
improvements) will be included in- the computation of total area and/or
developablesite area (as appropriate) for the purpose of calculating
permissiblefloor arearatio on the parcel after dedication.

REZONE PIPER ROAD PARCEL

RezontparcelG3/65on Piper Road (27.5acres)fromcurrentResidence2to thene~OfficeParkS

district.

KELLEY’S CORNER RETAIL CENTER

COMMERCIAL DEVELOPMENT STANDARDS

The developmentregulatIonsfor the Kelley’s CornerzonIng district should be amendedto
provIde Incentivesto encourageInfill and redevelopmentthat upgradesexisting developed

sites.The underlyingdesignobjectiveis to definethestreetscapemoreclearly.Theregulatory
strategyfor the Kelley’s Cornerretail area,therefore,involvesa setof changesaffecting the

Intensity anddImensionaliegulations,al Well asnew provIsionsrelatingbuilding heightand
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intensity to location on the lot. The outline of this strategy is to replacetheexistingmaximum
FAR of 0.20with a tiered systent

• The maximumFAR would remainat 0.20for buildingswhereamajorityof the floor

area is locatedmore than 100 feet from the street line.

• Within the first 100 feet of depth, the FAR could be ashigh as1.00 for buildings

with two or more stories,or 0.50for buildingswith onestory (subjectto the overall
0.40 limIt).

These provisions, combinedwith the Town’s off-street parking requirements,will tend to

encourage multi-story,mixed-usebuildings rather than single-story,single-useones. For a
single-userretail building, the ZoningBylaw requiresthe provisionof oneparking spaceper
300 squarefeet of net floor area and the maintenance35% of the lot as openspace.These
standards limit asingle-storyretail building with surfaceparkingto an FARof 0.25 regardless
of a specific FAR requirement.However,by reducingthe footprint of the building andadding
office spaceon the secondstory, the PAR could beincreasedto 0.29;andathree-storybuilding
containing two floors of offices could reach-anFAR of 0.31 without having to usestructured
parking.

Furthermore,for buildings that contain two or more retailers, theTown’s off-streetparking
requirementis reducedto 3 spacesper 1,000squarefeetof floor area,and it is furtherreducedin
the West Acton Village district to 70 percentof the otherwiseapplicable requirement(e.g., to
only 2.1 spacesper 1,000squarefeetfor buildings with two or more retail businesses).Using
thesestandards, the attainable FAR with surface parking would increaseto 0.40 for a two-
story building and to 0.46for a three-story building.

The objectivesof defining the streetline andcreatingan environmentthat is morepedestrian-
friendly could be further advanced by establishing additional requirementsfor achieving
FAR’s higher than 0.35,for example: . -

a.

At least50 percentof the streetfrontage shallbeoccupiedby a building that is at least
- two stories in height, is setback no morethan 35 feet from the streetline,andcontains

on its first floor retailor servicebusinesseswith publicentranceson thestreet side. -

The build-out summarytable at the end of Section2 indIcates that the FAR Increase will
permitanadditional370,000squarefeetof developmentIn SubareaA abovethe build-outunder
currentzoning.However,existingparcelconfigurationsarelikely to constrain this figure to a
lower amount(a detailedanalysisof eachsitesdevelopmentpotentialwouldbe requiredto
determine the potential build-out more precisely).While the total amountof additional
growth permIttedby theseregulatorychangeswill probablybe moderate,the overall effect
should createamorepedestrian-friendly, vlllage”-like atmosphere.
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DESIGN STANDARDS

Improving the aestheticsof Kelley’s Corner is an important goal of the Specific Area Plan.
Designconceptsthathaveemergedfrom theplanning processincludethe following:

• the promotion of sharedparking facilities, rather than individual parkinglots, in

order to improve traffic flow by reducing the number of turning movementsfrom
public streets;

• the establishmentand expansion of walkways and bikeways to connect activity
areaswithin the Planning Area;

.. the useof appropriate building materials that reflect the character of the Town
- andavoid a “commercial strip” look;

- • the siting of buildings closeto the streetin order to facilitate pedestrianaccessand

to screenparking areas,and

• theuseof landscaping to screencommercialparking areasfrom the streetand from
nearbyresidential areas.

To promotegood public and private designin the Planning Area, the Town should adopt design
standardsthat will be applied during the site plan approval process.Many towns have
adopted designreview processesthat are either advisory to a permit-granting authority, or
mandatoryas part of the developmentapproval process.In somecases,suchasin Brookline and
Wellesley, general policies and principles have been defined with broad discretion for
interpretingand applying thesestandards given to a developmentreview board composedof
designandreal estateprofessionals.Elsewhere,the designstandardsare quite specific:acase
in point Is Nantucket Island, which hasdefined detailed standardscovering everythingfrom
siteplanningto building colorsand shutters.’

Acton could setup a procedure with designstandards that apply to any new tevelopmentor
redevelopment within the Kelley’s Corner district that exceedsa specified threshold. If the
threshold relates to a transition from as-right developmentto a requirement for a special
permit,thedesignstandardscould be applied aspart of thespecialpermitprocess.

To the extent that thesestandards are related to the Plan’s objectives and can be-clearly
defined and unambiguously interpreted, they can be made mandatory: for example, a
requirementforaminimum or maximumbuilding height or setbackMore subjectiveIssuessuch
ascolorandmaterialsshould be advisory. -

~).ChristopherLanaandKateStout Building with Nantucketin Mind: Guidelinesfor ProtectingtheHistoric
Architectureand Lan3sorpeofNantuckethland,}4antucketHistoric District CommissIon,1992.
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The following are someexamplesof designstandards,adapted from bylawsAnd ordinances
that have been adoptedby other jurisdictions:8

GeneralDesignPrinciples (SanBernardino1:

A. Desirable Elements~ Project Design - -

The qualities and design elementsfor commercial structures that are most desirable
include: -

1. Richnessc~surfaceand texture - - -

2. Significant wall articulation (insets, canopies, wing walls, trellises)
3. Multi-planed, pitched roofs
4. Regular or traditional window rhythm

6. Articulated mass and bulk
7. Significant landscapeand hardscapeelements
8. Prominent accessdriveways
9. Landscapedand screenedparking

10. Comprehensivesign program -

B. Undesirable Elements

The elementsto avoid or minimize include:

1. Large blank, unarticulated stucco wall surfaces
2. Unpainted concrete precision block walls
3. Highly reflective surfaces
4. Metal siding on the main facade
5. Plastic siding
6. Square “boxlike” structures
7. Mix of unrelated styles(e.g., rustic wood shinglesand polisl4ed chrome)

8. Large, out of scale signswith flashycolors

The sourcesof thesampledesignstandardsareIndicatedasfollowt

ISacrainentol Transit-OrientedDevelopmentDaips Guidelines-FinalPublic ReviewDraft, Prepared
by CaitborpeAssociatesIn associationwith Mintier & AssoociatesforSacramento
CountyPlanning& CommunityDevelopmentDepartmentSeptember1990.

ISanBernardino] City 4 San Bernardino DevelopmentCode,Preparedby Jacobsen& WackandUrban
DesignStudio,May1991.

Nelessettl A. Nelessen.VisionsforaNewAmericanDram, ChlcaguPlannersPress,1994.

lGeorgetownl Georretown,Colorado,General standards f~.~gjAras—nistoric;Transition,and
Mea?ows,In Aestheticsand Land-UseControls: BeyondEcology and Economics,
AmericanPlanningMsodatlor~PlanningAdvisoryReportNo. 399.
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9. Visible outdoor storage, loading and equipment areas
10. Disjointed parking areas and confusing circulation patterns

DesignConsiderations(SanBernardinoJ:

The proposeddevelopmentshall be of a quality and character which is consistent with
community design goals and policies including but not limited to scale, height, bulk,
materials, cohesiveness,colors, roof pitch, roof eavesand the preservation of privacy.

Architectural DesignGuidelines(SanBernardinoJ: - -

Large buildings which give the appearance of “box-like” structures are generally
unattractive and detract from the overall scale of most buildings. There are several
ways to reduce the appearanceof large scale, bulky structure.

1. Vary the planes of the exterior walls in depth and/or direction. Wall
- planes should not run in one continuous direction for more than 50 feet

without an offset.

2. Vary the height of the buildings so that it appears to be divided into
distinct massingelements.

3. Articulate the different parts of a building’s facade by use of color,
arrangementof facadeelements,or a change in materials.

4. Use landscaping and architectural detailing at the round level to lessen
the impact of an otherwisebulky building.

5. Avoid blank walls at the ground floor levels. Utilize windows, trellises,

wall articulation, arcades, change in materials, or other features.

6. All structure elevations should be architecturally treated. .

Co,nmercialBuilding Entries (SacramentoJ: -

• Primary ground floor commercial entrances must be oriented to a public or private

street, or to pedestrianplazas or parks,not to interior blocksor parking lots.

• Secondaryentries from the interior of a block will be allowed.

• Grocerystores and similar anchor retail buildings (above30,000squarefeet)

may have their entries from off-street parking lots; however, pedestrian
- accessto the entry must be provided from the street such that pedestrians

are not required to walk through the parking lot to enter the store. On-

- - - street entriesare strongly encouraged.
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• Buildings with multiple retail tenants should have numerous entries to the street;
small single entry malls will be discouraged.

Building Facades(SacramentoJ:

• Building facades should be varied and articulated to provide visual interest to
pedestrians.Street level windows and numerous building entriesare required in the
core commercial area. Arcades,porches, bays and balconies are encouraged.In no

case shall the facade of a building consist of an unarticulated blank wall or an
unbrokenseriesof garage doors.

• Facades should vary from one building to the next, rather than create an
overly unified frontage. -

• Along walls without entries, building elevations must include windows,
display areas, and/or be lined with small retail shops.

• Anchor retail tenants should be encouraged to add small-scaleretail useson
building frontageswith no entries.

• Building materials should convey durability and permanence, and should be

suitable to Acton’s climate.

• Building materials such as concrete, masonry,tile, stone, and wood should
be encouraged; glass curtain walls and all reflective glass will be

- discouraged.

Building FacadesLNelessenJ:

• Blank, windowlesswalls are discouraged. Where the construction of a -blank wall is
necessitatedby local building codes, the wall should be articulated by the
provision of blank window openings trimmed with fraMes, 1ills, CM lintels, or, If
the building is occupied by a commercialuse, by using recessedor projecteddisplay
window cases.Intensive landscaping mayalso be appropriate- in certain cases.

• Storefronts are an integral part of a building and shall be integrally designedwith
the upper floors to be compatible with the overall facadecharacter.

• Ground floor retail, service,and restaurant uses shall have large pane display
windows. Such windows shall be framed by the surrounding wall and shall not

exceed75 percentof the total ground level facadearea. -

• Buildings with multiple storefronts shall be unified through the use of architec-
turally compatible- materials, colors, details, awnings, signage and lighting
fixtures. - -
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Building Design(GeorgetownJ:

• Vertical and Horizontal Emphasis—The vertical and horizontal appearance of a
structure is created by its proportions, scale, and door and window openings.
Buildings should be of a vertical or nondirectional appearance. -

• RoofFonn—The design line created by the shape of the roof shall constitute the
roof form. In general, low gable, shed-vaulted,domed, free-form, A-frame, and
geometric shape roofs will be deemedinappropriate. Shed roofs may be used for
small additions. All - roofs should have appropriate overhangs.

• Wall .Materials-.—The use of natural materials is favored. Imitation or synthetic
-~ materials, such as aluminum or vinyl siding, imitation brick or stone,or plastic,

will generally be- deemedinappropriate. Any use of these materials will require
specific approval on a case-by-casebasis by the Design Review Committee.

Parkingtotsf5acramentoj: - -

• Parking lots should not dominate the frontage of streets or interrupt pedestrian
routes.

• Parking lots should be located behind buildings or in the interior of a block,

whenever possible.

• Where parking is provided in front of the building, there shall be no more
than one bay of parking separating the building from the street. Major
anchor retail stores (e.g., more than 30,000 square feet) may have deeper
parking lots.

• In no case shall surface parking lots occupy more than 1/3 (33 percent) of the
frontage of a street. .

a The size of any single surface parking lot shall be limited to 2.5 acres, unless

divided by a street or building.

• If a single use will require a surfaceparking lot in excessof two acres,
structured parking should be strongly encouraged.

• Retail uses should be encouragedon the first floor of street-sideedgesof
parking structures.

ArchitecturalDesignStandardsand Guidelines(Nelessenj: - -

• The architectural treatment of the froSt facade shall be continued, in its major
features, around all visibly exposedsides4 the building. All sides 4 a building
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shall be architecturally designed to be consistentwith regard to style, materials,
colors, and details.

• Gable roofs with a minimum pitch of 9/12 should be used to the greatest extent
possible. Where hipped roofs are used, it is recommendedthat the minimum pitch
be 6/12. Both gable and hipped roofs should provide overhanging eaveson all

sides,that extenda minimum of one foot beyond the building wall.

• Flat roofs should be avoided on one story buildings and are recommendedon
buildings with a minimum 4 two stories, provided- that all visibly exposedwalls

have an articulated cornice that projects horizontally from the vertical building
wall plane. Mansard roofs are generally discouraged,particularly on buildings less
than three stories in height. Architectural embellishments that add visual
intei-est to roofs, such as dormers, belvederes,masonry chimneys, cupolas, clock
towers, and other similar elementsare encouraged.

• Fenestration shall be architecturally compatible with the style, materials, colors
and details of the building. Windows shall be vertically proportioned wherever
possible. To the extent possible, upper story windows shall be vertically aligned
with the location of windows and doors on the ground level, including storefront or
display windows.

The above examples should be used as a basis for developing a set of designstandards
appropriate to theKelley’s Conter business district.

MULTIFAMILY I~ESIDENTIALZONING

The existing multifamily developments in the Planning Area have densities well in excess of
the five units per acre permitted in the Residential A district: the Redstonecondominiums
contain 24 units on 1.44 acres, for a density of 16.7 units per @oss) acrc antthe 45 units at
Yankee Village sit on 3.25 acres, representing 13.8units per acre. In order to be consistent with
the existing development In the area, therefore, it Is recommended that the three single-
family residence on the westerly side of Main Street between the Redstone condominiums and
Hosmer House be zoned to permIt 30 dwelling units on a total of 1.9 acres, i.e., a maximum
densityof about 15 units per an

HAYWARD ROAD INDUSTRIAL AREA

It Is recommended that the residentially-zoned portion of parcel E-3/101 (Haartz Auto Fabrics)
be rezoned to the General In4ustrial (CI) district, as discussed In Section Z
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4. - CIRCULATION COMPONENT -

TAMS Consultants,Inc.

INTRODUCTION

The Circulation Component of the Kelley’s Corner Specific Area Plan addresses traffic and
transportation conditions in the study area under both existing and projected futureconditions.
The recommendationspresented in this part of the plan respond to the goals and objectives
established by the lCelley’s Corner Planning Committee. The recommended actions are also
designed to address the issues identified during the earlier phases of the study, in particular
the public fon.zm held in January, 1995, and the workshop conducted in March, 1995.

Although many of the goals and objectives of the plan bear some relationship to circulation
considerations, a number of the goals and potential actions which have been identified relate
specifically to circulation and traffic. These -include the following: -

(I) Provide safe and efficient traffic flow within the Planning Area. Potential
actions identified include:

• improve major intersections along the arterial highways, and -

• reduce o.ubcuts.

(ii) Improvesafe access to and across Route 2.

(iii) Create and improve safe pedestrian and bicycle access. Potential actions
identified include:

• provide an appealing network of sidewalks and bikeways, and
• improve on the safety of crosswalks. . . *

Hence, there is a call for an emphasis on safety and the pedestrian (and bicycle) environment,
as well as the need to maintain roadway access and traffic capacity.

It is also useful to bear in mind the wide range of issues which havebeen identified through the
study process. These Issues are slightly different in the portion of the study area extending
along Route 2, compared to those within the immediate Kelley’s Corner area. Again, many of
the land use, town character, public realm and Infrastructure issues are related to circulation
considerations, particularly with respect to the pedestrian environment and traffic Impact and
safety. The main circulation and traffic Issues at Kefley’s Corner lndude -

- (I) Pedestrian links: - -

- • widen existing sidewalks; -

- • complete missing sidewalk links; -
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• lack of pedestrian links within quadrants (particularly Ames);
• enhance pedestrian links to make them attractive; and

• location/safety of crosswalk between schools and K-Mart/McDonald’s.
(ii) New pedestrian links to “green” areas:

• behind the Hosmer House between Main Street and Charter Road;
• to the south of K-Mart between MainStreet and Prospect Street;
• Hosmer Street to Clearview Pond to Piper Road; and
• access to Great Hill recreation area.

(iii) Absence of bikepaths.
(iv) General roadway safety.

(v) Lack of turning lanes at intersections and driveways.
(vi) Multiple curb cuts.
(vii) Capacity/improvements at Main Street/Massachusetts Avenue intersection.

-~ (viii) Difficult intersection at Main Street/Prospect Street.

I~:(ix) Through traffic on Prospect Street.
(x) Pedestrian crossing at Kelley’s Corner signaL -

(xi) Difficult intersection for trucks at Main Street/Hayward Road.

The main circulation and traffic issues alongRoute 2 include:

(I) Access to and from Route 2 Is important; however,
• there is varying opinion aboutthe location of an interchange on Route 2,

and
• any connection that is made should not attractthrough traffic on local

roads.
(ii) Access across Route 2 is important,as the community is currently severed.
(iii) Transferstation access:

• Taylor Road/Hosmer Street area is adversely impacted by transfer
station traffic, and

• better access for transfer station Is needed. . *

Access to Auto Auction site must be accommodated without advese impact.
Safety Issues:

• Taylor Road/Piper Road intersection;
• eastbound merge with Route Ill; and
• movement from Route Ill to Taylor Road.

(vi) Traffic impacts of development along Route 2 between Piper Road and Hosmer
Street.

(vii) Lack of bikepath connection to Kelley’s Corner.

Although many of the issues Identified through the study process are based upon current condi-
tions and experience in the study area, they are Issues which will be equally valid, If not even
more important, In the future, particularly as development in and around Kelley’sConter
progresses~ The study calls for a plan which will balance -economic development and growth
management to minimize Impacts to Infrastructure and the environment.The Planning Commit-
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tee has identified a revised zoning scenario which It hopes will Achieve this balance, and the
actions recommended in this Plan are intended to address circulation conditions which are
expected under this scenario. Generally, however, they are actions which are appropriate for
existing conditions and the Interim period while Thuild-out” progresses.

The circulation plan recommendations have been developed to directly address the identified
issues and respond to the established goals and objectives. Therefore, they have been
categorized under thefollowing four topict

(i) Regional access (access to/from Route 2). - -.

(ii) Local access (local connections and access to specific areas/sites).
(iii) Roadway capacity and safety Improvements.
(iv) Pedestrian and bicycleenvironment

A significant focus of the development of the circulation plan was the impact of the revised
zoning scenario in terms of traffic generation. The next section summarizes the results of this
analysis and identifies conclusions ~whichhave Implications for the plan for the study area;
and the final section presents the recommended actions which have been developed under the
above categories, including order-of-magnitude costs for major Infrastructure proposals.

Bww-OuT ANALYsIS

The revised zoning scenario calls for a different approach to development In the four disaete
parts of the study area. These four subareas are as follows:

(i) The Kelley’s Corner Retail Center (Subarea A);
(ii) The Acton Shopping Center area (Subarea B);
(iii) The Hosmer Street to Piper Road area (Subarea C): and
(iv) The Hayward Road Industrial area (Subarea D).

*

The ability of the roadway network to accommodate additional traffic, and the need for

Infrastructure improvements to minimize adverse impacts, are fundamental to the success of the
plan for Kelley’s Corner. Accordingly, It was considered Important to determine some measure
of the magnitude of traffic impacts associated with the proposed revised zoning scenario. To
achieve this, a trip generation analysis was performed, based on the build-out land use
projections under existing and revised zoning. Theanalysis also included an assessment of trip
generation forexisting land uses to provide a baseline forcomparisoit

In brief, the analysis involved the application of vehicular trip rates extracted from the
Institute of Transportation Engineers Trip GenerationManual (5th Edition). By necessity, a
number of assumptions were made during this procesa, as the type of future land use, and changes
In land use, can vary under any given zoning control (for example, light industrial uSe versus
office park use within Subarea C). Further, the actual trip rate can vary considerably depend-
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Ing on the precise type of use (for example, a medical office compared to a general office,or -a
bank with or without a drive-through facility).

By careful examination of each land use within each subarea, however, realistic projections of
possible build-out land use under both existing and revised zoning were determined, and repre-
sentative trip rates, were selected to reflect the likely development mix. The build-out under
existing zoning reflects the conditions which might be expected under “no change” in zoning.
The-build-out scenarios are of course unlikely to be fully realized in practice, as they represent
the ultimate amount of development that is permitted, rather than the amount of development
that is likely to occur within a definite time period. They therefore represent a worst case
analysis.

The results of the analysis are summarized in Exhibit A, which includes the projected daily
vehicular trips under each build-out scenario (existing zoning and revised zoning), along with
the estimates for existing land use. It is important to bear in mind that the estimates annot be
used~toproject specific increases In traffic on roadways within the study area, particularly as
the origin-destination distribution is so complex, and the magnitude of through traffic (i.e.,
trips with no origin or destination within the study area) is unknown. -

In addition, it is important to recognize that the estimates do not account for linked” trips, i.e.
trips which have more than one purpose. For example, a shopping trip is often made in conjunc-
tion with a work-to-home or school-to-home trip. Under the build-out analysis, three trip ends
would be assessed for this “linked” trip (two for a visit to a store, and one for the work-to-home
trip) whereas only two trips would occur in practice. Linked trips are also very common for
certain uses such a gas station, and multiple linked trips often occur when more than one
destination (for example a store or business) is visited by the same person as part of one hip.
Equally, a trip such as a lunch visit to a local restaurant by a worker in the study area would be
“double counted,” and any trips associated with residential land use in the study area which
have a trip end at another land use within the study area would represent “double counting” of
trips’.

*

Accordingly, the results of the trip generation analysis must be treated with caution. They do,
however, serve to provide an order-of-magnitude estimate of the comparative traffic implica-
tions of each scenario, and comparison with existing conditions provides some indication of the
level of increase In trip generation which might be possible.

It is clear from the results of the analysis that there are substantial variations in trip
generation between subareas, reflecting the existing and potential land use variations in the
different parts of the study area. The following points are worth noting:

- (I) Residential land use represents a relatively minor component of trip generation,
accounting for between 3-5% of total trips under all scenarios.
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(ii) Under existing conditions, Subarea A (the Kelley’s Corner Retail Center) Is the
most significant trip generator, accounting for about 59% of the trips generated
in the study area, driven largely by retail activity.

(iii) Under the existing zoning build-out, there would be more than a doubling of
daily trip generation in Subarea C (the Hosmer Street to Piper Road area),
attributed mainly to the re-use of the Auto Auction site and the build-out of
other office park sites. However, Subarea A would continue to be the dominant
generator (57% of total), owing largely to the increase in retail floor area.

(iv) The additional daily trips generated under the existing zoning build-out would
represent an increase of approximately 37% over existing conditions

(v) As would be expected, Subarea B (the Acton Shopping Center, area) and Subarea
D (the Hayward Road Industrial area) would generate limited Increase in trips
under the existing zoning build-out-. Indeed, this is also the case under the
revised zoning build-out, despite the potential Hartz expansion, which would
have a much lower trip generation rate compared to commercial uses in other
areas.

(vi) The revised zoning build-out would more than double existing total daily trip
generation, and would bring the total trip generation to a level about 50%
higher than under existing zoning build-out.

(vii) Owing to the potential for increase in retail and commercial space in and
around Kelley’s Corner itself, Subarea A would continue to be the dominant
generator under the revised zoning build-out. An increase of 129% over existing
conditions Is projected, and this is about 72% higher than projected under
existing zoning build-out.

*

(viii) In Subarea C,-trip generation would be about 35% higher under the revised
zoning compared to existing zoning build-out, and the revised zoning build-out Is
about 180% higher than existing conditions. However, owing to the relatively
lower trip rates associated with the anticipated office park/light industrial
use, compared to commercial use rates in Subarea A, the build-out of this area
only accounts for about 18% of the total study area.

The overall conclusions to be drawn from this analysis are that, although build-out under
existing zoning will substantially increase daily trip generation, the increase Is likely to be
signIfIcantly greaterunder the revised zoning build-out. Therewould be i significant concentra-
tion of the new trips in the area In and around Kelley’s Corner under either scenario. Only
limited changes are projected for the Acton-Shopping Center and Hayward Road Industrial
areas. Although accounting for a smaller proportion of the total study area frlps,-the Roamer
Street to Piper Road area Is expected to roughly double in trip generation under existingzoning
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build-out. Under revised zoning, the additional generation in this area would increase only by
about one-third more.

Clearly, these conclusions have important implications in the selection of recommendations for
the circulation plan, as outlined in the discussion of each action identified in the next section.
Again, however, it must be stressed that the analysis provides only an order-of-magnitude
comparison of tripgeneration. This cannot be used to project increases in traffic volumes, owing
to theunknownextent of linked” trips and “double counting” of trips inherent in the analysis.

RECOMMENDED ACTIONS

The main objective of the recommended actions is to address future circulation conditions which
are likely to Fevail as the build-out under revised zoning proceeds. The broad analysis of trip
generation described in the previous section provides an indication of the levels of travel
demand which might need to be addressed under these conditions.

Although the extent to which existing conditions can realistically be improved in the short
term is limited, the actions should also address existing problems where possible. It must be
recognized, however, that many actions will only be possible over the longer term, owing to
limitations in funding, right-of-way and control of existing development. Realistically, the
actions should be viewed as a set of policies and proposals which, if adopted and integrated in
the planning process now, will ultimately achieve their objectives over time.

Although detailed evaluation and design of alternatives is not feasible within this planning-
level study, it is possible to identify policies and conceptual recommendations, as well as a
number of specific proposals, which can be incorporated in the plan. Many will require much
more detailed study before specific proposals can be designed and implemented. The
recommended actions are identified under four main categories.

REGIONAL ACCESS *

Regi&iai access to the entire study area is largely dependent on connections to Route 2.
Currently, the interchange at Route 27, Main Street, provides connections to and from both the
eastbound and westbound directions. Access to and from the east on Route 2 is provided by the
partial Interchange with Route Ill, Massachusetts Avenue. The nearby signalized connections
of Taylor Road and Piper Road with Route 2 provide predominantly local connections.

Any decision concerning access to and from Route 2 must be pursued with the Massachusetts
Highway Department (MMD), the highway agency with jurisdiction for this roadway. This
will most likely be facilitated through the Route 2 Càrridor Advisory Committee. Therefore It
Is not possible to Identify specific proposals within the context of this plant, but clearly any
recommendations regarding local access should not be dependent upon any specific assumption
about the ultImate resolution of access connections/interchange with Route 2.
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If the need for a new interchange (including connection across Route 2) is established, Hosmer
Street would be a possible candidate location, located about 1.3 miles to the east of the Route 27
interchange. Although this would improve access to and from Acton to the north, including
access for emergency vehicles, it would not provide significant enhancement of access for the
core of the Kelley’s Corner study area, and an interchange at this location might encourage the
use of the Hosmer Street cor idor by through traffic. Such an interchange might benefit the
sites located along Route 2 between Piper Road and Hosmer Street, in particular the Auto
Auction site, by providing immediate access to and from both directions on Route 2. Again,
however, as discussed in the next section, any solution for local access should ideally not rely
upon the ultimate decision regarding Route 2 access.

As far as Kelley’s Corner specifically is concerned, the need for a new interchange on Route 2
appears to be questionable, particularly as it is desirable to minimize the encouragement of
through traffic in the study area. However, It must be recognized thatany significant change In
access connections to and from Route 2 could impact. through traffic at Kelley!s Corner itself.
Connections across Route 2 are also discussed in the next section.

• The Town should continue to work with MHD and the Route 2 Corridor Advisory

Committeeto determine an acceptablesolution for connections with IE.oute 2 which will
enhance access to the Kefley’s Corner study area and minimize through traffic. Any
such solution should not compromiseproposalsfor local access.

LOCAL ACCESS

In general, local access to the main commercial sections of the Kelley’s Corner study area is
reasonably well provided by the two main arterial routes, Main Street (Route 27) and
Massachusetts Avenue (Route 111). These north-south and east-west route provide access to
most of the study area. However, certain capacity limitations must be addressed, as discussed
in Section 3.3 below.

*

The informal, private roadway adjacent to Ames (the “Middlesex %ank cut-through”). is
extensively used by both through and local access traffic, and thisprovides some relief to the
Kelley’s Corner signalized intersection. Formalization of this roadway would secure this
benefit.

B Formalization of this roadway should be pursued through its adoption by the Town as a
public street. This transfer to the Town might be achieved through the development
and/or re-development~ adjacent land parcels.

There are three specific deficiencies as far as local access is concerned:

• FIrst, the connections across Route 2 are limited, and this tends to sever the community.
However, It must be recognized that any connection across Route 2 has the potential to
encourage through traffic along the relevantconnecting corridor.
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Second, the main access to the transfer station is provided on and off Route 2 westbound.
This arrangement is inadequate, and significantly impacts the local roadways in the
area between Taylor Road and Hosmer Street, with local traffic often seeking access to
the facility from the rear.

Third, access to the Auto Auction site is severely limited, with entry and exit only from
Route 2 eastbound. This problem will be exacerbated with the development of Subarea
Calong Route 2 unless alternate local access is provided.

It is possible that all three deficiencies might be addressed through the development of a
frontage road system, in combination with an overpass across Route 2. There are several
potential arrangements, which inevitably might be influenced to some extent by whatever
Route 2 interchange solution is finally adopted.

A fundamental need exists for a frontage road along the south side of Route 2 which would
provide access for all of the Subarea C parcels, including the Auto Auction site. Such a facility
appears to be essential in light of the projection of significant increased trip generation for
these parcels under the revised zoning build-out. Similarly, a frontage road along the north
side of Route 2 between Taylor Road and Hosmer Street would afford significant benefit as far
as access to the transfer station is concerned.

Several options have been considered, involving one-way or two-way frontage roads on either
or both sides of Route 2. Provision of an overpass connection across Route 2 at some central
location could provide optimum flexibility of access, and ramp connections with Route 2 would
significantly enhance regional access for study area parcels.

The development of a specific solution will depend upon many variables, including right-of-
way, highway design considerations, wetlands and other environmental impacts. it is also
clear that any proposal must be closely coordinated with efforts relating to Route 2 itself.
However, on balance it appears that the provision of two-way frontage roads on both sides of
Route 2, connected by an overpass, would provide the optimum solution. ConnectiQns of the
frontage roads with Route 2 would be important to provide regional access tb the Subarea C
parcels.

I The conceptof a frontage road systemalong Route 2 with a connectingoveipassshould
be pursued to provide adequatelocal accessto existing and anticipated new develop-
ment. This proposalshould be developedin close coordination with the efforts of MHD
and the Route 2 Corridor AdvisoryCommittee.

A conceptual arrangement for such a frontage road system is illustrated in Plan A. It must be
stiessed that this proposal is in conceptual form only, and that it would be subject to substantial
design evaluation and investigation. An important consideration would be the establishment of
adequate buffer zones between Route2 and the frontage roads. As suggested on Plan A, this
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might be achieved by the realignment of Route 2 so that the current median area is reduced and
the area available for buffers is increased.

Order-of-magnitude costs have been developed for the main components of the proposal, as
follows:

North Side Frontage Road $ I£50,000
South Side Frontage Road $ 2,800,000
Route 2 Ramps $ 800,0(X)
Realignment of Route 2 $ 3,000,000
Overpass Bridge Structure $ 900,0(X)
Bridge Approach Retaining Structures $ 2,080,000
Bridge Approach Fill $ 600,0(X)

The above costs allow for nominal grading, drainage and street lighting. However, they do not
reflect any requirements for significant cut and fill, wetlands, secondary structures, etc.
Moreover, they are based on limited survey information, and should therefore be treated with
extreme caution, It should also be noted that, owing to space limitations, it has been assumed
that the bridge abutments and ramps would be created by earth fill and retaining walls. For
reasons of aesthetics, it would be desirable to investigate alternate design concepts.

ROADWAV CAPACITY AND SAFETY

As shown by the build-out trip generation analysis, substantial increases in traffic are likely to
occur in the immediate Kelley’s Corner area under revised zoning build-out. As previously
discussed, it is therefore essential that roadway capacity and safety improvements be
developed to mitigate possible impacts. It must be recognized, however, that any such measures
will undoubtedly be somewhat limited by available right-of-way. In any event, there is some
desire to limit wide-scale roadway improvements and achieve a more acceptable balance
between traffic capacity and the amenity of the area for other users. Thereføre, operational
and safety-related measures should be given priority.

Specific recommended traffic and roadway improvements in the Kelley’s Corner area are
illustrated, where appropriate, in Plan B.

I Priority should be given to roadway improvements which primarily provide
operational and safety benefits. Many such improvementsmust be accomplishedover
the longer term through the control of new development and re-development by
appropriate zoning requirements.Potential policies include the following:

Accesspoints should be consolidatedto minimize the number ~ curbcuts,
with combined driveways serving adjacent sites and parking -areas where
possible.
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a

• Left turn lanes at driveways and accesspoints should be provided where
possible to improve safety and minimize disruption of traffic flow.

• Extendedcurbcuts along parking areas should be eliminated to better define
circulation and improve safety.

• Shard parking areas should be encouraged,with good internal connections
between adjacent areas to minimize the need for external travel between
separate lots.

I Specific roadway safety and operational improvementswhich should be pursued and
implemented where feasible include the following:

• Installation of warning signs on Route 2 eastboundon the approach to the
slip road from Route 111 and the weaveto Taylor Road, in conjunction with

- flashing warning signs.

• Improvements to the Taylor Road/Piper Road signalized intersection with
Route 2 in coordination with MUD initiatives.

• Realignment of the intersection of Hayward Road and Main Street to
accommodatetruck movements.

• Improvementsto the Route 27, Main Street/ProspectStreet intersection,

I Intersection improvements, many of which have been previously studied, should be
further pursued at the following key locations:

• Kelley’s Corner signals (Route 27, Main Street/Route III. Massachusetts
Avenue), including additional traffic lanes, pavement striping and
enhanced signal phasing/timing. Free right turn lanes should be considered
to enhance capacity, but their impact to pedestrian movemantshould be an
important consideration (see next section).

-- • Route 27, Main Street/Route2 ramp intersections,including turning lanes,
pavement striping and possible signalization.

PEDES1ThAN AND ECYCLE ENVIRONMENT

Conditions for pedestrians and bicyclists are of significant importance, particularly in light of
the overall scale and character of the study area which it is hoped will be fostered under the
plan. In light of the substantial Increase in traffic which is anticipated under the revised

zoning build-out, however, It is Important that facilities for these users be properly planned for
if their environment is to be enhanced, and use of these modes is to be encouraged.
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Specific recommended pedestrian and walkway improvements in the Kelley’s Corner area are
illustrated, where appropriate, in Plan C.

I The following program of pedestrian and bicycle facilities should be pursued and
implemented where feasible. Again, many proposals will be accomplishedonly over
the longer term in conjunction with the control of future development.

• Sidewalksshould be provided on both sides of the roadway throughout the
Kelley’s Corner core area along all commercialfrontagesand in the vicinity
of the school area. Elsewhere,sidewalksshould be provided on at least one

side.

• A continuous sidewalkconnection should be providedfrom Kelley’s Corner
along the frontage of the Route 2 (SubareaC) parcels.

• Sidewalk widths should be maximized, with a desirable minimum of 6
feet. Sidewalks should generally be provided with concrete walking
surfaces. Where sidewalks abut the roadway, they should be clearly
defined by use of granite curbs.

• Walkway connections within and between developmentparcels should be
established and/or enhanced. -

• Walkway connections should be established to serve “green” areas, includ-
ing the areas to the west of the Hosmer House, to the southwestof K-Mart,
and to the south of the SubareaC parcels and Great Hill recreation area.

• The crosswalk facility at the Kelley’s Corner signals should be afforded
high priority in the potential improvementsof this intersection. Crossing

distances should be minimized where possible, and adequatepedestrian
phases incorporated.

• The crosswalk and sidewalk at the entrance to the school area (Charter
Road) on MassachusettsAvenue should be relocated/realigned to better
encourage its use and cater for pedestrian movement to the rear of the
K-Mart site. Realignment of Charter Road at this location may facilitate
optimum improvement. A flashing warning light should be installed to
better identify the location of the crosswalk at the crest in the profile of
MassachusettsAvenue.

• Justification for mid-block crosswalks, including possible need for pedes-
trian signals, ahould be investigatedon Main Street (north and south of
MassachusettsAvenue)and MassachusettsAvenue (east of Main Street).
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• Relocationof the crosswalkto the eastof Prospect Street on Massachusetts
Avenueshould be investigated.

• Bikeway connections should be provided throughout the area where
possible. Realistically, it is unlikely that separate bikeways can be
achieved in most areas. Alternatefacilities could include striped 5 feet
wide lanes along curbsides,extra-wide travel lanes (minimum 14 feet), or
sharedsidewalk/bikeways(minimum 11 feet).

• A bikeway connection from Hosmer Street to Kelley’s Corner should be
incorporated in the developmentof designsfor the proposedfrontage road
systemalong Route2.

S.
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5. WASTEWATER MANAGEMENT ISSUES

REvIEw OF EXISTING WASTEWATER CONCERNS AND PREVIOUS STUDIES

The question of how to treat domesticand commercialwastewateris onewhich Actonmust
address regardlessof whether or not additional growth occursIn the Kelley’s Cornerarea. In
1988 the Town commissioneda feasibility study of connectingKelley’s Corner to the proposed
South Acton treatmentfacility.9 The study area defined for thatstudy encompasseda smaller
area than the current lcelley’sCornerPlanningArea, Including the residentialneighborhoods
on Beverly, Doris, Prancine, Kelley and Nadine Roads,but excluding the areaseastof Acton
Plaza and north of the school campus. The study area included 100 dwelling units -

nonresidential floor area wasnot stated.Total wastewaterflow in 1990 wasprojectedto be
70,560gpd (average),increasingto 111,000gpdby the year2010.The cost of extendingtrunk
mains from South Acton to Kelley’s Cornerandinstallingacollectionsystemfcr the Kelley’s
Corner areawasestimatedto be $1.9million.

The 1994 West Acton Village Study estimatedthat it would costup to $5 million to sewer the
entire village, comparedwith an estimatedcost of $1 million for a tertiarytreatmentplant to
serveapproximately 40 homesin the village. However, more recently it hasbeenestimated
that a 200,000 gpd “pa(:kagt treatment plant could be developedfor a much lower cost,
perhaps in the range of $750,000.10 The sharp drop in costsis due in large part to new
technology which hasresulted in rapidly declining costs for small wastewater treatment
plants (i.e., so-called package” plants).

In addition to the declining costs of package treatment facilities, the fiscal impact of such
facilities must alsobe measured againstthe cumulativeprivate costsof maintaining,repairing

and replacing older individual sewagedisposalsystems,i.e., septicsystemsandcesspools.
With the recentrevisions to the State SanitaryCode (Title 5), thereis anew mandate for
property ownersto ensurethattheir existingprivate systemsprovideadequate4reatment.14 as
suggested in the Town’s 1988 Icelley’s Corner wastewater facility Audy, the homes and
businessesin the planning areahave a rate of systemfailuresthat is higher than averagefor
Acton, then this burden will fall especiallyheavily on home and businessowners in and
adjacent to the Kelley’sCorner PlanningArea. Onemeasureor estimateof thecostimplications
is to assumea combination of propertytransfer ratesand septicsystemfailurerates,andfrom
this computethe numberof systemreplacementsthatmaybenecessaryonan annualbasisThen,
assuminga replacementcostof $15,000per system,an annualcostof the existingwastewater
management“program” maybeestimated.

Consultants, Inc., Xelley’s CornerSupplemcntal202 Facilities Planning Study,Revised Draft, May
t0

NOteSfromPlanningCommitteemeetingofAprIl 3,1995(discussIonwithDougHafley,HealthDirector).
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ESTIMATED WASTEWATER GENERATION - EXISTING AND BUILDOUT

In consideringthe sizing of a treatmentfacility as well as the incrementalimpactsof proposed
zoning changes, it is first necessary to review the existing levels of development and the
volumesof wastewater that theselevelsproduce;The table on the following pageoutlinesthe
existingnumbersof dwelling units andnonresidential floor spaceby subareaof the planning
area,the correspondingfiguresat buildout under existingzoning,and the correspondingfigures
at buildout under the proposed developmentscenario. Note that the existing andpotential
developmentlevelsaresignificantly higher thanthoseusedin the 1988 facility study because
the currentKelley’s Corner Planning Area includes a considerablearea in addition to that used
in the 1988 study (particularly the area extending to the eastof Acton Plaza extending to
HosmerStreet).

The table alsopresentsestimatesof total wastewater generation in eachof the four subareasfor
existingconditionandeachof the two build out scenarios.Theseestimatesweredevelopedusing
data from the 1990Censuson Acton’s averagehouseholdsizein single-familyand multi-family
dwelling units, andthe following standard multipliers:”

Land Use Wastewater Generation (pd)
Single-family 65 per capita
Multi-family 65 per capita

Office 79.98 per1000sq. ft.
Retail 91.16 perl000sq.ft.
Industrial 129 per employee

The estimatedwastewater volume for the schoolcampus(25,300gpd) is takenfrom the 1988
facility study.

As the table indicates, existing wastewater generation in the planning area is estimatedto be
about ~J0,000gallonsper day (gpd). The buildout condition underexistingzoningrepresentsan
increaseof approximately 80,000gpd (39%) over existingwastewater generation: this ~iggests
that Acton should plan for treating about 280,000gallons per day of wastewater without any
change in existing zoning. Implementing this land useplan would expand the potentially
neededcapacityby an additional100,000gpd (50 %).

Previousdiscussionshave focusedon a total treatmentplant capacityof 150,000to 200,000gpd.
The Implicationsof the buildout analysis,if confirmed by further review, are that the total
capacityneededto servethe entire PlanningArea couldbe twicethisfigure.

11Ito~W. Burchell etala, DevelopmentImpact Assessmad&ni~oá1~ uu-meUrbanLand
Slithte~1994;p. 263.
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WastewaterGeneration Estimates

SUBAREAS STUDY AREA
________________ A B C 1) TOTAL

Existing

Single-familyunits 8 51 3 1 63
Multi-family units 69 0 0 0 69
Office (sq.ft.) 118,806 0 l66~5l 2,230 287,287
Retail (sq.ft.) 246,582 35,132 0 0 281,714
Industrial (sq. ft.) 12,715 0 105,754 283,479 401,948
Educational (sq. ft.) 0 0 0 447,328 447328

Build-out-existingzoning

Single-family units 6 95 55 32 188
Multi-family units 69 0 0 0 69
Office (sq. ft.) 2C)4,669 0 555,340 4,443 764,452
Retail (sq.ft.) 280,695 36,946 0 0 317,641
Industrial(sq. ft.) 19,531 0 145,229 283,479 448,239
Educational(sq. ft.) 0 0 0 447,328 447,328

Build-out - nrcp.scenario

Single-family units 6 95 18 2 121
Multi-family units 96 0 0 0 96
Office (sq. ft.) 199,161 0 823,284 4.443 1,026,888
Retail (sq. ft.) 627,975 36,946 0 0 664,921
Industrial(sq. ft.) 36,591 0 217,844 415,553 669,988
Educational(sq. ft.) 0 0 0 447328 447328

Estimated

WastewaterGeneration a.

Existing 45,553 13,347 41,178 98,815 198,892

Buildout(current zoning) 56,891 22,263 92,825 105,158 277,137
•Netchangeftoincunent 11338 8,917 51,647 6,343 78,244

• % change 24.9% 66.8% 125A% 6.4% 39.3%

Buildout (prop.scenario) 95,915 22,263 125,630 133,266 377,074
•Netchangefromcurrent 50361 8,917 84,452 34,451 178,182

•% change 110.6% 66.8% 205.1% 34.9% 89.6%
• Changefrom exist.bUiIdOUt 39,024 0 32,806 28.108 99,937

•%change 85.7% 0.0% 79.7% 28A% 50.2%

Kelky’sConier$pecificAreaPlan Page45



However, it should also be noted that a single solution may not necessarilybe the best
approach; rather, the neededcapacity might be provided by using several smaller facilities.
For example,the SchoolDepartmentis currently evaluating the options for addressingexisting
treatmentissuesonthe schoolcampus,andhasidentified an approach that could accommodate
andtreatall school-relatedsewageon-site..This would addressabout 25,300gpd, or 9% of the
total problem at buildout under current zoning. Similarly, the Haartz facility maybe able to
continue to address its wastewater disposaland treatmentneedson-site,rather thanmakinga
long connectionto a treatment facility on the other sideof the Planning Area. In addition, some
of the areas in the southerly portion of the Planning Area (approaching the intersection of
Main and ProspectStreets) might be more efficiently served through a connection to South
Acton, if capacity at the Great Mill treatmentplant is adequate.

If a s wage treatmentfacility is located in the easterly end of the planning area, consideration
should.alsobe given to sizing the facility to accommodateflows from additional residential
neighborhoodssurrounding the planning area, in particular, the Kelley Road area and the
Brucewoodneighborhood behind the Auto Auction site. The 1988 facility study estimated
wastewaterflows from the Kelley Road area in 1990 to be 7.200gpd, increasingto 11,400gpdby n
the year 2010.

SYSTEM FINANCING

Basedon prior studiesand information about facility cost trends, weestimate the wastewater
treatmentsystemcost to be $3.8 million for a facility (or combination of facilities) with a total
capacity of 400,000gallonsper day, as follows:12

Collection System $ 1,500,000
Pump Station/ForceMain 500,000
Treatment Facility 1,500,000
Land Cost (4 acresat $75,000/acre) 300,000

Total $ 3,800,000
a.

~~Notethatthesearegeneral“ballpark”costskr illustrative purposesand arenot basedon aspecificlayout
orsystemdesign.
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Costsfor such a systemmight be distributed asfollows:13
-

- Federal/State Local
Collection System 45% 55%
PumpStation/ ForceMain 70% 30%
Treatment Facility 70% 30%
LandCost 0% 100% -

Using thiscostdistribution, the local capital cost of the wastewater treatment systemwould be
$1,725,000. - -

The costsof a municipal sewagetreatment facility aretypically distributed-betweenchargeson
the Individual usersand generalassessmentsto the community through taxes.Theparticular
distribution in eachcaseis determined asa -local policy decision,-and mayrelate to theextent
of coverageof thesystem,the community!s determination as to public benefit -from addressing
currentwastewater treatment problems (for example,the public benefits-of improving water
quality in the streamsfrom reducing the off-site impacts of individual septicsystems),or other
factors. For this analysiswe assumethat 50% of the local capital cost of the system($862,500)
is paid for through the issuanceof a generalobligation bond,and 50% is assessedto individual
usersin the study area on a proportionate basisbasedon wastewaterflows. Basedon a 20-year
bond at an interest rate of 6%, the initial annual cost to the Town would be approximately
$95,000,representingabout 7 centson the tax rate.

The capital costassessedto individual userswould depend on the totalnumber of dwellingunits
andbusinessesconnected to the system.The 1988 facility study estimatedthat the capital cost
portion of the typical residential user fee for the combined Kelley’s Corner/South Acton
wastewater treatment facility would be $315 per year, if 50% of the cost of a $3.2 million
facility were borne by 100 residential users.The current analysisassumesa somewhathigher

total facility cost, but alsoa larger servicearea, so the residential userfee might be somewhat
lower than estimatedin 1988.

in addition, therewould be an annual operating and maintenance(O&?2~cost fbr the treatment
facility, which could be assigneddirectly to thesystemusersthrough annual userfees.The 1988
facility study estimated that the 0kM portion of the typical residential user fee for the
combinedKelley’s Corner/South Acton wastewater treatment facility would be $332 per year,
basedon an estimated annual 0kM costof $116,269and a total of 1(X) residential users.

Finally, the questionof whether a portionof the wastewatertreatment facility costscould be
borne by impactfeeshasbeenraised. In this regard, it must be noted that impactfeescanonly
be used to pay for the incremental costs associatedwith development(this Is addressedin

~Basedon the costdistribution In the 1988 Kelley’s Corner Supplemental202 Facilities PlanningStudy,
pagesl-1—7-2.- - - - - - - : - - - -
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detail in Section 8 of this report). In this case,the incremental costswould needto be computed
as the cost of providing (a) the additional treatment capacity that will be required by future
development,,plus (b) the additional cost of trunk lines and connections that might be
attributable to the new development (although theselatter costs could be assessedmore
directly through a user fee).

The additional plant capacityneeded to accommodateincreased wastewater flows resulting
from futuredevelopment—includingbothdevelopmentnow allowed under existing zoningplus

the increment that would be permitted by the proposedzoning changes—hasbeenshownabove
to be about 178,180gpd, or about 47% of the total potential demandfrom the planning area.~
Thispercentage,therefore, would be the maximum portionof the costof a treatment plant that
might be recovered through impact fees, if an impact fee system were put into place

immediately and applied to all residential and commercial development.
~1

+
S.

‘4See table on page 45. Note, however, that sizing the wastewater treatment facility to accommodate
additionalëdstingdevelopment(e.g.,from surrounding r~identialneighborhoods)wouldreducethefraction
of total flows generatedby newdevelopmentand, therefore,the portionof the total cost that could be
assignedtonewdevelopmentandrecapturedthroughimpactMes.
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6. ECONOMIC DEVELOPMENT STRATEGY

Cambridge Economic Research

QBJEC11VE& OVERVIEW

The demographic bulge that was createdby the post-warbaby boom haslargely shaped
present-dayActon. The town’s growth asa bedroomsuburbduringthe 1950’sand1960’sandits

developmentasanemploymentand uppermiddleclassresidentialcenterduringthe1970’sand
eighties follows the life cycle, lifestyle preferences,and buying power of this generation.
Demographictrendswill continueto alter the function and form of the town as the maJorIty’
cohort continuesto ageandthe town maturesasboth an employmentandaresidentialcenter.

Acton has emergedasa classic“urban village” with a growingserviceand Industrialemploy-
inentbase.In the 1960’s,mostActonlanscommutedIntoBoston.Now, nearlyonein every four
residentsis employedwithin the town.The vastmajority of peoplein Acton now work In other
edgecities within the outer suburban ring. Only one in sevenworkers now commutesto
traditionalemploymentcentersinBostonandits Innersuburbs.

In this strategypaper we address issuesrelating to the implicationsof bothstructuraland
cyclical economicanddemographic trends for the Kelley’s CornerDistrict. Webegin with a
review of the employment structureand changesin the town’s economicbaseover the past
decade.Comparisonsaredrawnwith boththe widerregionandwith surroundingtowns.Thisis
followed by an overview of regional and local real estatemarket trends. The next section
containsdetailed market informationfor usesthat have marketpotential for absorptionof
vacant and underusedredevelopmentsitesIn the ICelley’s Cornerdistrict. Finally, potential
financing mechanismsfor the costsof implementingthe public improvements necessatyto
supportthe planneddevelopmentare describedand a recommendedeconomicdevelopment
strategyis presented. . +

S.

ECONOMIC BASE ANALYSIS

CHANGE IN EMPLOYMENT 1984-1993 -

Acton hasregistered anetgain of almost1500jobs overthe pastdecadeas newgrowthservice
andmanufacturingfirms beganto decentralizefrom theinner employmentcentersof Cambridge

-and Bostonand to pushoutalongtheRoute2 corridortoward1495.

Acton’s employment baseprovedto be relativelyresilientthroughoutthe last recessioncom-
paredwith mostcommunitiesin theregion.Thepinnacleof the “miracle yearCwasachieved
In 1988,when rnploymenttotaled9,941.By 1991,the tonununity hid lost nearly1,000Jobs.But
after fl~eeyears of employmentlosses,recoverybeganin 1992 and since then, Acton has

- - - --- - _~_:_. - -
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Table6-1 comparesemploymentchangesin Acton between1984and 1993with thosein the towns
of Concordand Lexington. In percentageterms, Acton’s growth exceededthat of the other two
communities, registering a growth of 6.1% between 1984 and 1993,compared with gainsof just
0.2% and 3% in Concord and Lexington respectively.The latter two communitieshave suffered

-continuedlossesof employmentsince1988.In Concord,over 1,200jobs havebeenlost since1991,
nearly asmany as in thetrough of the recessionwhich occurred between1988 and 1991. By

contrast,Acton haswitnesseda net gainof 316jobs since1991. -

Not only the quantity, but also the quality of jobs in Acton hasimproved over the pastdecade.
The averagewagespaid by firms located in Acton increasedby 25% (in real terms)during the

tenyearperiod to $32,250by 1993.

Table 6-1
Employment Changein Acton, Concordand Lexington, 1984-199315

- Acton Concord Lexington
1984 7,844 11,994 17,377

-- 1988 9,941 12,126 18,803
- 1991 8,989 10,784 16,823

1993 9,305 9,563 16,153
Ave. Annual Change: -

1984-1988 6.1% 0.3% 2.0%
1988-1991 -3.3% -3.8% -3.6%
1991-1993 1.7% -5.8% -2.0%
1984-1993 1.9% -2.5% -0.8%

Forecast:
1990-2020 15,100 14,800 17,700
% Change 1990-2020 58.4% 25.4% 0.0%

Source MassDepartmentof EmploymentStTraining

CHANGE IN ARMS W84-1993 . a

Althop.gh employmentin Acton increasedby only 2% from 1984to 1993,thenumber of firmsgrew
by 27% — 142new firms wereestablishedduring this period (Table 6-2). Concord and Lexington
realized similar growth in the number of firms but bothregisteredlossesin employment.

Acton hasa greater concentration of small firms than the other two towns and this in part
accountsfor its quick recoveryfrom the last recession.In Acton, the averagefirm employed15

15Theentployment-dataIn this table,aswell asthosepresentedIn Tables6-2. 6-3,-& 6-4,only Includeestab-
lishmentssubjectto Unemplo)mentCompensationcontributions.Thedatado.notdistinguishbetweenfuUlrne
andpail-timepositions; thusit Is not possibleto gaugehowmuchof the employmentthangeIndicatedby the
datamight be theresultof businessesusingmorepart-timeemployees in placeoffewerfull-time employees.
Also, the dataexcludeself-employedpersons,andthereforedo not coverindependent”contractworken
whosefunctionsareldatti*ml to ordinaryemployeeseventhoughtechnicallytheymightbeself-employed.-
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people in 1984; by 1994 averageemployment per establishmentdecreasedonly slightly to 14
workers. In Concord,averageemployment decreasedfrom 20per establishmentin 1984 to just 12
in 1993.

Table 6-2 -

Changein Firms andAverageEmployeesperBusiness,1984 -1993

Acton Concord Lexington
Avg. No. of EmployeesPer Business:

1984 15 20 22
1993 14 12 15

% Change,1984-1993 -6.9% -39.8% -29.6%
Numberof Firms: -

-1984 517 599 829
1993 659 793 1,058

% Change,1984-1993 27.5%

Source MassDepartmentof Employment StTraining

32.4% 27.6%

EMPWVMENT STRUCTURE

Table 6-3 showsthe employment structure of Acton for eight major sectors.Comparisonsare
drawn with the economicstructure of the rest of the state by calculating location quotients.
Location quotients comparethe proportion of a local area’s employment by sector with the
statewideaverages.For example,Acton hasa location quotient of 1.61 for manufacturing. This
meansthat the Town’s proportionof manufacturing jobs is 161% of the statewideaverage.

Thus, Acton hasa very high proportion of jobs in production-oriented activities.This has been
the town’s most vulnerable sector.Manufacturing job losseshavebeenrecorded everyyear since

1987; job lossesin this critical sector totaled 1,380over the past five years (Table 6-3).

Acton’s manufacturing sector is dominated by a number of distinct clusters: printing and
publishing, electronics,and instruments account for almost 70% of the town’s manufacturing
employment. “Gazelle” firms—technology-intensive,medium-sized,high-growth firms in all
sectors—includeNew England Computer Graphics, Data Instruments, SetraSystems,andLau
Technologydominatein thesesectors,offering goodprospectsfor further growth.

Acton’s importanceas a retail center is shownin its high proportion of jobs in retailing, 118% of
the state-wideaverage. Generally, retailing provides low-paying, part-time jobs with few
benefitsbut doesoffer work experienceand training opportunities to studentsand to entry-level
workers. Over-dependenceori retailing makesActon vulnerable to cyclical economic-downturns,
whichhavean immediate impacton retail spending. -
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Table 6-3
Employment StructureofAton Compared With Massachusetts

PercentEmployment Location

Acton Massachusetts Quotient
Agriculture 0.9% 0.7% - 1.30
Construction 3.2% - 2.9% 1.10
Manufacturing 26.2% 16.3% 1.61
Trans,Com, Util. 1.7% 4.3% 0.40
Whsle. & Retailing 27.5% 23.2% - 1.18
Pin, Ins, Real EM. 4.0% 7.0% 0.57
Services 25.9% 32.3% 0.80
Government 10.6% 13.3% 0.80

TOTAL 100.0% 100.0% 1.00
- - Source:MassDepartmentof EmploymentStTraining

Although jobs in personal and business serviceshavegrown rapidly over the past decade,
Acton’s proportion of jobs in thesesectorsis still 20% belowthe stateaverage.Actonhas a low
proportion of employment in other non-retailing service sectorssuch as transportation and
finance, insuranceandreal estate(FIRE). ThesesectorshavesustainedsteadygrowthsInce1984
which hasoffset job lossesIn manufacturing(Table 6-4). Small andmedium-sizedservicefirms
in the servicesector offer the bestprospectsfor employment growth In Acton during the
remainderof this century.The town’s largestservice industry employersare presentlyENSR
(environmental engineering), America Home Toy Parties (catering) and Acton Medical
Associateswhich employ from 80 to-330people.

Table 6-4
- EmploymentChangein Acton bySector,1984-1993

- Employment AverageAnnual Total
__________________ Change Change
1984 - 1988 - 1993 1984-1988 1988-1993 1984-1993

Agriculture -81 147 79 16.1% -11.7% -2.5%
Constnsdion 512 546 293 1.6% -11.7% -42.8%
Manufacturing 2,785 3,818 2,438 8.2% -8.6% -12.5%
Trans., Comm., Util. 116 98 160 -4.1% 10.3% 37.9%
Whsle. & Retailing 2,096 2,767 2,552 7.2% -1.6% 21.8%
Pin., Ins.,Real Eat. 243 307 374 6.0% 4.0% 53.9%
Services - 1,251 1,345 2,408 1.8% - -12.4% - 92.5%
Govemmt 748 898 988 .4.7% 1.9% 32.1%

TOTAL 7,832 - 9,926 9,292 6.1% -1.3% 18.6%
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EMPLOYMENT FORECASTS 1990-2020

Table 6-5 shows employmentforecastsfrom 1990 until 2020 for industrial, R&D, office, and
retail sectors.Thesecategoriesweredevelopedfrom total MAPC forecasts1’to provideabasis
for forecastsof futuredemandfor non-residentialbuildings,containedin Section3. By the endof
this century, Acton is expectedto add 1800jobs. During thefirst decadeof the nextcentury,2700
jobs are expectedto be added. Job growth is expectedto slowsubstantiallyafterthat. By 2020,
there areprojected to be 15,100jobs in Acton - an Increaseof 5,600jobs overthe 1990leveL Over
half of the job gainsareexpectedto bein office-basedandR&D-intensiveactivities.

Table 6-5
EmploymentForecastsfor Acton by Type of CommercialSpaceOccupied,1990-2020

Employment Forecasts - Increase
1990- 2000- 2010- 1990-2010 V~AI 2000 2010 2020 2020

Industrial 3,372 3,711 4,081 4,231 - 339 370 150 859

R&D, Office 3,002 3,871 5,312 5,900 869 1,441 588 2,898

Retail 1,730 2,058 2,550 2,750 328 492 200 1,020

~~r~ee 1,396 1461 2,058 2,219 265 397 162 823

Total Jobs 9,500 - 11,300 14,000 15,100 1,800 2,700 1,100 5,600
lncludesAgriculture,Consfruction,andGovernmentEmployment

Source: MAPCknecasts;Sectoraibreakdownestimatedby CERbasedoncurrentemploymentstructure

COMMERCIAL REAL ESTATE MARKET TRENDS

MIX OF PROPERTIES

The total value of all real property in Acton is $1.4.billion. Although the town hasgaineda

significantnumber of jobs In thepast two decades,residentialpropertystill accountsfor over
83% of assessedvaluation (Table 6-6) andproducesanearly equalshare($2t9 million) of total
propertytax collections.Commercialpropertiesgeneratedjust $3.3million In taxeslast year.
Within the commercialsector, the town hasavery well-diversified portfolio of buildings.
Office, retail, industrial, anddistribution propertieseachcompriseroughly 25% of the total
floor space(Table 6-7). -

~6Thefiguresshownfor *Total Job? In this tableare the sameaspresentedfor Acton In the (alley’s Corner
PlanInventoryandAnalysisRepàrt,Table20rCommunityEmploymentPorecastfl
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Table 6-6
Acton’s Property Tax Base,1995

- Residential Commercial Industrial Total
Town-WideAssessedValuation 1,158,650,300 165,081,992 70,575,5001,394,307,792
%ofAssessedValue 83.1% 11.8% 5.1% 100.0%

Kelley’s Corner AssessedValuation 14,586,100 28,503,800 7,428,070 50,517,970
% of AssessedValue 28.9% 56.4% 14.7% 100.0%
SourceActonPlanningDepartmentandAssessorsOffice.

Table 6-7
ExistingMix of CommercialProperty In Acton

-

Sq. Pt.
(000’s)

Percento
- Total Sq.

f
Pt.

Office 1,180 26.2%
Retail 1,038 23.0%
Industrial 1,180 . 26.2%
Distribution 1,110 24.6%
Total - 4,508 100.0%
Source:ActonAssessoVsOffice

ABSORPIION OF COMMERCIAL PROPERTY: 1988-1994

This sectionreviewstrendsin two typesof conunercial real estate

(1) Speculatively (“speC) built: These are rental properties built by developersand
investors.

(2hOw er-built: Thesearebuilt byownersfor their ownoccupancy.

Theover-heatedreal estatedevelopmentmarketof the earlyandmld-1980’screatedaglut of
speculativecommercialspace.High vacancyand falling rentshasbroughtcommercialreal
estateInvestmentto a virtual standstill in the Greater Boston area over the pastsevenyears.
The lastspecbuilding in Acton wascompletedin 1989.Shortly afterward, this3-story95,000sq.
ft. R&D building in NagogPark,was fully leasedto a largeenvironmentalengineeringfirm.

Although developmentof specspacehascome to a halt, the owner-built markethasbeen
lively In Acton during what havebeenveryslow yearsfor real estatedevelopment.Owner-
occupantshave benefitedfrom thereducedsite p4cesandcompetitiveconstnzctlonbIdding
brought about by the recession.Prom 1988 to 1994,a total of 736,200sq. ft. of office, retail,
Industrial,anddistribution spacehasbeenbuilt by owner-occupants(Table 6-8). ThIs repreSents
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an annual absorption of 13 acres a year. As is discussedin the next section, this concurs with
employment-basedforecastsof annualdemand for the period 1990 to 2000.

Table 6-8
Absorption of Non-ResidentalAcreagein Acton, 1988-1994

Constructed Acres Avg. Annual
1988-1994 Absorbed Absorption

Office - 320,753 36.8 5.3
Retail 93,328 10.7 1.5
Industrial 171,577 26.5 3.8
Distribution 119,153 13.7 2.0
Other 31,358 3.6 0.5

TOTAL 736,169 91.3 13.0

Note: All of theabovewasowner-builtor build to suit
Son Acton PlanningDepartmentompil&1 from building permits

Of the total of 736,200sq.ft. built since1988,over 600,000sq. ft. werebuilt in 1988and 1989,the
peakof thereal estateboom.Since1990,128,000sq. ft. of owner-built commercial spacehasbeen
added to the tax rolls. Development during this latter period has consisted primarily of
smaller spaces,including both expansionof existing facilities and new constructionof village
retail and services,large durable goodsretailing, and warehousing.Projectscompletedduring
the 1990shave included a 17,200sq. ft. car dealershipon Route 27 built in 1992,and a 33,000
sq. ft. addition to an industrial park property.

ABSORPTION FORECASTS: 1990 10 2020

Table 6-9presentsemploymentforecastsand floor spaceabsorptionforecastsfor Acton for the
perIod 1990 to 2020. Thesehavebeenderived from MAPC’s employment forecasts.It shows
that, from 1990 to 2000,there is projectedto be a total increaseof 1536jobs in industrial, office-
based,and retailing activities.Theseforecastswould seemto be on targew from 1990to 1993,400
new jobs werecreated in Acton and the rate of employmentincreasecan-be expectedto accelerate
as the regional economyagain beginsto grow. Employment forecastshavebeenconverted to
forecastsof floor spacerequirements by using the Institute of Traffic Engineersemployment
densitymultipliers for office, industrial, and retail floor space.

KeflegsCorner SpecificAreaPlan Page55



Table 6-9
FutureDemandfor CommercialFloorspaceandAcreagein Acton,1990-

1990-2000 2000-2010 2010-2020 1990-2020

ProjectedEmployment Increase(no. of lobs)
Industrial

R&D and Office
Retail

339

869
328

370

1,441

492

150

588

200

859

2,898

1,020

Total 1,536 2,303 938 4,777

EstimatedFloor SnaceReauired(sq. ft.)

179,365
289,667

655,647

195,767
480,333

983,471

79,365
196,000

400,673

454,497
966,000

2,039,792

Industrial

R&D and Office

Retail

Total 1,124,679 1,659,571 676,038 3,460,289

Total AcreageRequired
Annual AcreageRequired

172

17.2

254
25.4

103
10.3

530
17.7

Sources: MAlt EmploymentForecasts,Institute of TransportationEngineersEmploymentMultipliers,
CambiidgeEconomicResearch

The projected increase of employment is expectedto create a demand for an additional 1.1
million sq. ft. of commercial floor spacein Acton during the period 1990to 2000.Over half of
this requirement is expectedto be retail space.Although job forecastsfor retail are substan-
tially below those for office and R&D space,floor spacerequired is much greater due to thelow
employment multipliers for retailing (0.5 employeesper 1000 sq. ft. compared with 3ter 1000
sq. ft. for office and R&D space).

During the first decadeof thenext century, the demand for non-residential floor spacein Acton
Is expectedto accelerateto 1.7million sq. ft.. Forecastsfor 2010 to 2020aremore conservativeat
676,000sq. ft., but arelessreliable than shorter term 10 to 20 year forecasts.

17Thecategoriesof commercial floor spacein this table correspondto thecategoriesIn Table 6-8asfollows:
Industrial” in Table 6-9 includes the Industrial” and “Distribution” categoriesshownin Table 6-8; The
“R&D” and“OfflcC categoriesin Table 6-9 areincluded in the “Office” categoryin Table 6-8;and“Retail”
Is thesamein bothtables.
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Forecastsof floor spacerequiredhavebeenconvertedto acreageby assumingaFloorAreaRatio
of 0.15 to representan averagedensitypermissibleon existing Industrially-zonedland.~This
yields estimatesof annual demandof 17 acresa yearuntil 2000.ThIs generallyconcurswith the
actual level of demandwhich occurredfrom 1988 to 1994 when an averageof 13 acresa year
were absorbed for commercialdevelopmentIn Acton (Table 6-8). Annual demandfor non-
residentialacreageIs expectedto accelerateduring the remainder of this decadeand in the

following decade.

Total demandfor non-residentialacreageuntil 2020 is projectedto be 530acres(Fable6-9). This
represents43% of the remaining1,240-acresupply of buildablenon-residentialacreageIn the
town.

DEMAND FOR SPECIFIC USES -

ACCEPTABLE USES

As partof the planning processfor ICeUey’s Corner, a planningcharrettewasheldduringwhich
communityresi4entsarticulatedpreferencesfor the types of developmentthat arecompatible
with their visions andgoalsfor the town of Acton. This sectioninvestIgatesthemarketfor a
numberof usesthat the peopleof Acton believewouldbe beneficialto the economicandsocial
developmentof the community,supportingits Image as a pleasant residential community,
bolsteringhousingvalues,contributingto the fiscal baseof the community, and providing
highly-skilled jobs for educated resident workers as well aslocal servicejobs for high school
studentsandlesser-skilledresidents.

The usesfor which wehavebeenaskedto examinethe market Include~

• Village retailing
• Box retailing
• Mixeduseindustrialandofficepark
• ConferenceCenter
• ContrnercialRecreation
• ContinuingCareRetirementCenter

The last five are prospectiveusesfor the 64-acreAuto Auction site, which currently hasa

build-out potentialof 375,000sq. ft., and the Piper Road site, with 10 buildableacresand
potentialfor a buildingof 87,000sq. ft..

1Acton’sindustrialzoningdistrictshave FAR limits of 0.20,0.10and 0.Ot Thefigureof 0.13usedhere to
estimatedemandfor Industrial landIsanapproximation,arid 1$ riot basedon ananalysisof the an%OU1~tsOf
availableland In eachzoningdistrIct.
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VILLAGE RETAIUNG

Since 1988,a numberof small retail, restaurant, and auto service-relatedunits rangingin size
from 1000 to 5000 sq. ft. have beenbuilt in East,West, andNorth Acton. Very little hasbeen
built in Kelley’s Corner during this time, due to the low supply of developmentsites.Most
retail units built in Acton since1988 havebeenin thevicinity of the Intersectionof Routes2A
and27, where developmentsites for small retailandservice-orientedunits arebeing rapidly
depleted.

There area number of vacant small retail units In the town. Thesears

No. of Units SIzes Triple Net Rent
Location Vacant (sq. ft.) (per sq. ft.)

Róütes2A & 27
}i€ritage Mall (Route 2A)

5
2

2,000to 4,000
3,700to 1,700

$12.00-$15.00
$12.00 - $16.00

Rtë.27& 111 (Kelley’s Corner) 1 18,000 $12.00

TxipIe net” meansbaserentonly,excludingutilities andmaintenancecharges.

The18,000sq. ft. unit Is thevacantformerPlywoodRanchstoreIn Acton ShoppingPlaza.It has
beenvacantfor severalmonthsbut aleaseIscurrentlypendingon the property.

Within the ICelley’s Cornerareathere arefew opportunitiesfor developmentof new retail
units, basedon currentzoning.The following parcelshavesomepotentialfor retail expansion,
but eachhasparticularlimitationsdue to zoning,locationor other factors:

• The Main Streetfrontage of the K-Mart parcelprovidesan opportunityfor cornmer-
cial infill, which could improve the appearanceof this areaby partially screening
the extensiveparkingarea.It appearsthatanotherbuilding similar in scaleto the
existingMcDonald’s couldbe placedin thisarea- this would meana floor areaof
perhaps 5,000sq. ft. on onelevel or 10,000sq. ft. in a two-storybuilding. Under

- existingzoningregulations,however,the siteis built out,with a floor aretratioof

— 0.247; in order to permit such Incrementaldevelopment,the zoning for this site
would have to beadjustedto allowFAR’s of up to 028.

• The Acton DentalAssociatespropertyon the southsideof MassachusettsAvenue
hasthe potentialundercurrentzoningfor an additional38,000sq. ft. of floor area;
however,mostof the vacantlandon this lot Is locatedbehindtheabuttingparcels,
and Is therefore more suited to office useor accessoryparkingthanto aretail use
requirInghigh visibility.

• The parcelat the junctionof MassachusettsAvenue andRqute 2 hascapacity for an
additional18,000squarefeetof floor area.Thisareais zonedfor businessuse,but
haspoor accessbecauseof the Route 2 InterchangeandIssomewhatremovedfrom
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the center of the KeUey’s Corner retail area. it is therefore not appropriate for a
village-scaleretail use.

• There are two residentialstructuresin the Kelley’s Cornerzoning district, located
near theintersectionof Main StreetandMassachusettsAvenue. Underthe exIsting
zoningthey.havea theoreticalcapacityfor about 4,000 squarefeet of commercial
floor area,but by themselvestheir practicalpotentialfor commercial development
Is limited by the narrow lot configurationsand accessdifficulties due to the steep
topography on theMassachusettsAvenueside.

There Is forecast to be a demand for over 656,000additionalsq. ft. of retailing in Actonby the

year2000 (Fable6-9). Civen the depletion of good sites for furtherretail developmentaswell
as Infrastructuralconstraints,this may.be.•hardto achieve.Nonetheless,the retail market is
expectedto be stron&althoughthe majorcomponentof. demandis for largestores(discussedin
the following section).The market for smallgroundandupper floor units of around1000sq. ft.
rentingfor $10 to $12sq. ft. will be supportedby thefurthergrowth anddevelopmentof the
businessand personalservicesectorin Actors

Although vacantparcelsfor additional retailing arelimited in Kelley’s Corner,thereare a
numberof opportunitiesfor redevelopmentand upgrading of exIstIngstripshoppingcenters.An
exampleof the typeof incrementalupgrading Is theimprovementsto the Acton ShoppingPlaza
which arenow underway.The Route 111 side of thePlaza(i.e., CVS, Friendly’s,Ames,Roche
Urothers)hasundergonefacaderenovation,parkinglot, and landscapingImprovements.The
Route27 sideof the Plaza(Dunkln’ Donuts,dry cleaners,formerPlywoodRanch)Isscheduled
for similar improvementsin the nearfuture.

A key candidatefor redevelopmentis the propertyat 257 Main Street(near the Southeast
cornerof Routes27 andlii) which containsabowling alley,apizzarestaurant,andadentist’s
office. Theownerwould like to redevelopthepropertywith smallretail andserviceunitsclose
totheroadbut wouldneeddensitybonusto achieveasufficientreturnon invvstzffint.

Incentivesthat the town could provideto ownersfor Upgradingandredevelopingexisting
retailingandservicepropertiesin Kelley’s Cornerincludetax incrementfinancing,5 to 10 year
taxabatement,andbettermentbonds.

BOX RETPJUNG

Box retailersarelarge,volumeretailersoccupyingeitherfreestandingstoresor anchoringskip
“power centers”,ratherthanmalls.A numberof nationalandregional“box” storechainstore
retailersandsupermarketshavebeenlookingfor sitesandunitsIn Actonandin surrounding
towns.Someof theseretailershaveexpressedInterestin sits in the studyareathatarezoned
for otheruses(In particular,theConcordAuto Auction site).Somespecificchainsthathave
beenmentionedin discussionswith arearealestateprofessionalsinclude
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• Staples • Blockbuster
• Taylor Rental Center • WoodworkersWarehouse
• AgwayGardenCenter • Victory Market
• StopandShop • Oso
• Wal-Mart

Theseretailersarewilling to pay two to three times in excEssof fair wket value for good
sites.Forexample,theAutoAuctionsite, whichIs currentlyassessedby the Townat $4 million,
hasan estimatedpotentialvalue of up to $8 million for retail usebut possibly as low as$2
million for office use.This estimateof a significant differencein the value of land for retail
and industrialuseIs confirmedby currentassessedvaluationsfor other partelsin theKelley’s
Cornerplanningaretthe averagelandcomponentof assessedvalues fordevelopedpropertyin
the Kelley’s Cornerplanningarea Is $122,401per acre of developablesite area (DSA) for
Industrialland,but $214,897per acreof DSA for commercialland.

At present,box retailing Is by far the strongestsegmentof the non-residentialdevelopment
market.However,sitesin the Route2 corridorareafor largeretailusesarescarcedue to both
infrastructuralconstraintsandpublic oppositionto further encroachmentof high traffic-
generatinguseson the serenityand characterof the towns lining the corridor. With the
exceptionof thevacant18,000 sq. ft. unit in Acton ShoppingPlaza(which now hasa lease
pending),thereareno sitesfor additionalbox storesin Kefley’sCorner.

OFFICE PARK

“Office Park” usesrefer to a combination of office, industrial, and R&D or flex space.The
marketfor renter-occupiedoffice park spacein Acton hasimprovedsubstantiallyoverthe past
few yearsandvacancyratesare vez3’ low. Table 6-10showsdata on thesupplyand demandfor
speculativelybuilt office, R&D, and industrialspacein 1990,1992,and1995 bothin the town of
Acton andin theentIre495North marketarea,of whichActon occupiesthe.SoutheastCprridor.
Excludedareall 100%owner-built structures,which, asnotedin Section3, hasbeenthe major
focusof developmentin Actonsince1988.

The majorfocusof speculativedevelopmentIn ActonhasbeenR & Dspace.R&D buildingsare
oneto three story buildingswith flexible spaceaccommodatingusesrangingfrom office to
laboratoryto light industrial. Nearly three-quarterof all specspaceIn Acton Is R&D space,
comparedwith 55% in the whole of the 495 North aretTable 6-Il containsa listing of rents
and vacancystatus of majorClassA specoffice, R&D, andindustrialbuildingsin Acton as of
January1995.

Acton has attracted many young, growing, technology-intensivefirms expandingfrom
CambridgeandfromotherInnersuburbanlocationsalongthe Route2 corridor. With the abate-
ment of the recession,vacancyin R&D spacehasdecreasedfrom24% in 1993to 5.5% In 1995
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Table6-10
Supply and Demandfor Spec-BuiltOffice, R&D, andIndustrialSpace

in Acton andin the495 NorthMarketArea

Acton 495NorthMarketArea
______________________________ Office R&D Industrial Office R&D Industrial
Jan. 1990:

Total Space 85,210 451,390 60,000 1,058,327 9,360,042 2,373,526
VacantSpace 35,400 66,100 60,000 212,973 2,310,950 1,523,470
PercentVacant 41.5% 14.6% 100.0% 20.1% 24.7% 64.2%

Jan.1992
Total Space 85,210 400,700 60,000 2,183,092 8,968,914 2,989,211
VacantSpace 13,915 96,447 60,000 305,004 2,674,829 1,567,425
PercentVacant 16.3% 24.1% 100.0% 14.0% 29S% 52.4%

Jan.199&
Total Space 85,210 514,700 97,000 3,619,092 9,694,157 4,290,298
VacantSpace 0 28,186 0 1,198,504 2,689,858 1,632,910
PercentVacant 0.0% 5.5% 0.0% 33.1% 27.7% 38.1%

AverageAnnualAbsorption(1) 7,080 8,276 19,400 29,502 - 202,810 48,486

No. of YearsSupply 0 3 0 41 13 34

(1) Basedon 5yearhistoryforActon (19901041995)anda10 yearhistoryfor the 495North Market Area

Source Spaulding& SlyeCollies,Greater BostonMarket Reports



- Table6-11
Office, R&D, andIndustrialSpaceAvailableIn Acton

FiatQuarterof 1995

Total Rentable
DateBuilt Floor, Area SF Available Rent,SF % Vacant

Office 289 GreetRoad 1981 4 85,210 FULL $15.00 0.0%
. (StrawbenyHill Office Park) -

R&D: 2.8CraIgRoad
10-16CS8Road
30NagogPark
33 NagogPart
35NagogPark
40NagogPark
43 NagogPark
l25NagogPark -.

97 PIper Road
310SchoolStreet

1976
1976
1983
1978
1988
1983
1984
1985
1969
1982

1
1
3
3
3
1
2
3
1
1

45,000
33,600
19,200
24,600
95,000
31,800
58,500
73,000
114,000
20,000

FULL
9,600
FULL
5,586
FULL
FULL
13,000
FULL
FULL
FULL

$5.50
$5.50
N/A

$12.50
N/A
N/A
$8.00
N/A
N/A
N/A

0.0%
28.6%
0.0%

22.7%
0.0%
0.0%
22.2%
0.0%.
0.0%
0.0%

Induatslak

TotalR&D

19 CraigRoad
20 Ig Road -

.

1975
1973

1
1

514700

.37,000
60,000

28,1%

FULL
ItILL

$530
$5.50

53%

0.0%
0.0%

Total Industrial 97,000 0 0.0%

SourceSpauldlng&Sly.Colliers,GreaterBostonrarketReport,Jan.1995



(Fable 6-10). AbsorptIonof R&D spaceIn the wholeof the 495 North markethasbeenmuch
slower: the vacancyratenow standsat 28%.

Both office and industrialspacein ActonIs currently 100%occupied.In the whole of the 495
North Market area,one-thirdof office spaceandnearly40% of industrial spaceis vacant.
There is estimatedto be a 34 yearsupply of office spaceIn 495North,a40 yearsupplyof R&D
space,andenoughR&D spaceto be sufficient for the next13 years(Table6-10).

Although perhaps more similar to the Metro West marketarea,Acton is classedIn the 495
North marketareaby real estateanalysts Spaulding & Slye. With such large contractionsas
Wang,Digital and Apollo Computer, the 495 North area hasperhapsbeenthe areaof Greater
Bostonhardesthit by the recession;Table 6-12comparesrents and vacancyratesfor R&D space
in Acton with thoseof other townsandcitiesIn the 495Noith marketarea.Although at $10.00
persq. ft. rentsin Acton are much higherthanIn mostothertowns, the 5.5% vacancyratefor
R&D property is the lowest in the marketarea. This contrastssharplywith neighboring
Boxborough.with rentsof $7.00andavacaicyrateof 62%. Rents In the whole of the area
average$6.00sq. ft. andvacancyaverages28%.

Table 6-12 -

VacantR&D Spacein Acton Compared with Other495North Communities,1995
Average Percent -

Net Rent Vacant

Acton $10.00 5.5%
Andover $12.00 28.5%
Boxboro $7.00 61.8%
Chelmsford $4.50 25.5%
Littleton $5.00 33.2%
Lowell $5.50 35.0%
Methuen $5.50 48.3ffo
North Andover $7.00 13.7%
Tewksbury $5.00 30.3%
Tjrn~boro $6.00 58.7%

Westford $6.00 29.4%

Total 495 North $6.00 27.7%
Source: SpauldingSc SIye Colliers, GreaterBoston MarketReports,

FirstQuarter1995.
Not.: ExcludesHaverhifi andLawrence,whicharealsoIn the 495

Northarea.

Recoveryof the real estatemarket of the GreaterBostonareaIs spreadingoutward from the
downtownareato theRoute128toward495.Downtownabsorbed2million sq. ft. of office Space
In 1994andvacancythere Is down to 14%, its lowestlevelsInce.1990.HIgh growthblo-science
andsoftware,environmentAlengineering,communications,andothertechnology-Intensive
companiesareexpectedto continueto absorbR&D spaceastheyexpandfrom Cambridgeup

?ZeUe~sCorner SpecificArea Plan - Page63



Route 2toward the 495Northwest Corridor. Acton is at an advantagebeinglocatedeastof 495.
Its economicandrealestatemarketrecoveryhasevenoutperformedthat of Route2communities
along128.

Nonetheless,the creditcrunchcreatedby persistenthigh vacancyratesanddecliningrentsin
the 495north marketareais expectedto Impedethe constructionof additional specoffice park
spaceuntil about 2000.By then, Acton shouldseenewspeculativeoffice parkdevelopment.The
marketfor owner-built propertyhasbeenstrongsince1988,however(Table 6-8). Despitehigh
vacancyrates,a shortageof largecontiguousunitsis developing.This is stimulatingthe owner-
built and build-to-suitmarketswhichoffer the bestshort-termprospectsfor reuseof the major
Route.2sitesin thelCelley’s CornerPlanningArea.

Durin&the first decadeof thenextcentury,speculativeconstructionshouldresume,albeitat a
muchinoremodestpace.The rapid paceof developmentandemploymentchangethat Acton
experfàncedoverthe past20 yearswasdue to the demographicbulgecreatedby the baby boom
generation coiningof ageand women entering the labor force in. record numbers.Thesetrends
burgeonedthe demand for goodsandservicesproducedin light industrial,R&D, and office
space.The bull marketsof the eightieswill not be repeatedin mostof ourlifetimes. Overthe
past 20 years, a total of about 3 million sq. ft. of office, R&D, and industrialfloor spacewas
built in Acton. From 1990 until 2020,just 1.4million sq. ft. is forecast (Fable 6-13): this is only
half the level of the previoustwo decades.

Table 6-13
FutureDemandfor CommercialFloorspacein Acton,1990-2020

Industrial R&D and Total
Office

ProjectedEmploymentIncrease
1990—2000 339 869 1,208
2000—2010 370 1,441 1,811

-~ -- 2010-2020 150 588 . 738
1990—2020 -859 2,898 37757

EstimatedfloorspaceRequired(sq.ft.)
— 1990—2000 179,365 289,667 469,032
- 2000-2010 195,767 480,333 676,101

2010-2020 79,365 196,000 _______

1990-2020 454,497 966/)00 1,420,497

Yfote Basedon t.mploymentFro~dionsshowninTableE-5.
Sources: MAlt EmploymentForecasts,Instituteof TransportationEngineersEmployment

Multipliers,ScCambridgeEconomicResearch.
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CONTINUING CARE. RETIREMENT CENTER

Continuing Care Retirement Centers (CCRC’s)arearelatively newapproachto elderly housing
thatarebeingdevelopedin responseto thedemand for alternativehousingoptionsto meetthe
changingneedsof peopleover55 as they age.CCRC’s havebeen fueledby both theincreasein
the numberof peopleapproachingretirementageand the growing affluenceof the elderly
population, createdpartlyby theburgeoninghomevaluesof the eighties.

Table6-i 4 showsthat thereareten CCRC’s provIding 1,626 Independent living units in the
Greater Boston area. Six of thesearein the MetroWest Area,where a more affluent population
is concentrated.Thereareavariety of modelsof CCRC’s but theyall provide security,oneor
more daily meals,cleaningand other domesticservices,andon-sitehealthcart Half of the ten

CCRC’sin greaterBostonhavenursing homebedsfor acutely and chronically ill patients.Two
have assisted living units, which are betweenserviced apartmentsand- nursing home
accommodation. -

Entrancefeesrangefrom $65,000to $205,000for one-bedroomunitsup to $250,000to $500,000for
two-bedroomunits. The entrancefeesare95% refundable after the residentleavesandare thus
regarded by elderly people and their successorsas a form of low-risk capitalconservation
investment. Monthly servicefees range from $1100 to $3100, varying with the package of
domestic, transportation, and health care servicesprovided.

There are two CCRC facilities in the immediate vicinity of Acton. The Brookhaven in
Lexington,with 202units, is fully occupiedand hasawaiting list. NewburyCourt in Concord,a
75-unit center completedlessthan a yearago,hasawaiting list for one-bedroomunits.

Researchhasshownthat mostelderlypeoplemoving to a specialcarefacility would prefer to
stay within 5 miles of their family homesor their children’s homes.The market in Acton for
elderly housing is reportedly very vibrant with demandemanatingfrompeoplefromActon,
from sunoundingcommunities,andthosewith childreninActonandin surroundiagcommunities.
There are long waiting lists for both Section 8 andmarket rate elderl housingunits in the

town.The Audubon Hill condominiumdevelopmentforpeopleover-55hasbeen’vexysuccessful,
having sold -out relatively quickly even during the recessionaryearly nineties. The
developmentoffers 77 two-bedroom1,000sq. ft unitswith 800 sq. ft finishedbasementsona 70-
acresitt Theseunits arenow selling for pricesin thelow $200’sandthereis along wailing list
for units.

Acton is regardedto be an attractive placefor upscaleelderly housingdevelopmentdue to the
affluenèeof thepopulationandto highhousingvalues.Elderly peoplesellinghomesin Acton
could expectto realizeupwardsof $200,000taxfret An aditionalsourceof demandIs parents
and grandparentsof the large numberof young families in Acton. The availability of
convenienceshoppingwithin walkingdistanceIsan assetto anelderly housingsiteIn Icelley’s
Corneras Is the availability of rail transit Into Boston.Thereare reportedto be investors
lookingforelderlyhousingsitesin Acton.
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Table6-14
Continuing Care Facilities ià the GreaterBostonArea

Independent Assisted Nursing
Location Name EntranceFee Monthly Fee Living Units Living Units HomeBeds
Metro West
Bedford Canton-Willard $65K-$250K $110042000 137 80 120
Concord Newbury Court $195K-$422K $140042890 75

-- Lexington Brookhaven $169K-$3711( $110043100 202 40
Newton Lasell Village PLANNED

- N. Andover Edgewood Life Care $2051C-$490K $1200-$1 600 250
Westwood Fox Hill Village $I7OK-4601( $l250-2500 356 70
Metro South:
Walpole NewPond Village $144-$250K $1100+ 167 32 90
Canton Orchard Cove $182K-$4261( $1150-WOO NA
Needham North Hill $138K-$385l( $1000-$1600 34 fl
Boston
JamaicaN. $991C-$1721’Z $1200-$2800 99
Total 1626 112 352

Population Over 55 in Boston MSA 600,775

Source ExecutiveOfficeof Elder Affairs, Commonwealth of Massachusetts
NoteAlso in MetroWest, but not in our database, isGolden Pond in Hopkihton



Table 6-15 shows that in 1990,there were2,726peopleover 55 in Acton who comprIsed15% of
the population. By 2010,the numberof peopleover 55 will more than double to nearly 6,200at
which time they will comprisealmost one-third of the town’s population, a proportion that
will outstrip the MSA’s 25% proportion of elders.Although the Town’s present,predominantly

baby-boom population has a median income 50% abovethe regional average, It is difficult to
project from this basethe socio-economiccharacterof future Acton’s elderly population.

Table 6-15

Growth in Population Over 55 in Acton and the Region, 1990- 2020

~PC
Acton Region

1990: Persons Over 55 2,726 600,775
% of Population 15.3% 20.6%
% of Elderly Below Poverty 4.4% 11,4%

2000: Persons Over 55 4,267 633,544
% Growth 1990-2000 56.5% 5.5%
% of Population 21.2% 21.4%

2010: PersonsOver 55 6,193 737,072
% Growth 2000-2010 45.1% 16.3%
% of Population 29.3% 25.1%

2020: Persons Over 55 6,678 890,832
% Growth 2010-2020 7.8% 20.9%
% of Population - 30.3% 30.6%

Source: MAPC Forecasts

*

COMMERCIAL RECREATION

At present,there appearsto beno significant demand for large sites for commercial reaation In

the market area. There are, however,opportunities for development of joint use commercial

recreation facilities in conjunction wIth a resort-type hotel/conference center. This Is discussed
in thesection below.

HOTEL/CONFERENCE CENTER

Similar to thetrends observed for other non-residential development,-the recovery of the hotel
market Is -spreading from the center of the metropolitan area out to the suburbs.Thus far, it has

reached the 128 loop, where hotel occupancy rates haveImprovedby about10%over- thepast
year or two and now stand at about 68% - 10%-abovethe levelduring the 1990 to 1992 slump.

Hotels in the 495 area are still Experiencing occupancy rates in the fiftieth pertentile. Cyclical
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recovery is unlikely in the short term as the supply of rooms is regarded to be well in excessof

existing and potential demand. -

At present, the hotel market in the Route 2 area between 128 and 495is saturated with supply
of the standard hotel product. Within 10 miles Of Acton, there are six major franchise hotels

with conference facilities. Theseare listed in Table 6-16.Most of these are in the 1281oop area.

They have a total of over 1,404 rooms and 72 meeting and banquet rooms ranging in size from 400

to 8000 sq. ft.. The closestto Acton is the Sheraton Tara in Lexington with 119 rooms and 6
meeting rooms.

- Table 6-16
Hotelswith Conference Facilities within 10 miles of Acton

No. of No. of Sizes of
Hotel Meeting Meeting Rooms

Hotel Location - Rooms Rooms (Sq. Ft.)

Holiday inn Boxborough 200 15 250-13,200
Westford Regency Westford n.a. n.a. n.a.

Clarion Carriage Sudbury 37 5 700-1,100
GuestQuarters Suite Waltham 275 - 7 650-3,000
Holiday Inn Woburn 251 10 400-4,200

Sheraton Tara Frarningham 375 17 5,000-8,000
Sheraton Tara Lexington 119 6 620-1,500

Weston Waltham 347 - 27 450-6,200

Total Rooms 1,604 72

Source: 1994GreaterBostonMeetingPlannersDirectory

Although there is no shortageof standard, franchise hotels, there Is demand for unique resort-

type conference center facilities with under 35 rooms and upscale recreational facilities. At
present, there are just two of these. Perhaps the most popular is the StonehedgeInn in
Tyngsborough, on Route 3 near the NewHampshire Border. This is an upicale ~acilityttuated

in the midst of a paddock claiming to provide the ambiance of an English manor and billing

itself astNew England’s most formidable boutique hotel” (sic). It has 35 rooms at $170to $190a
night and two meeting rooms of 500 and 1110 sq. ft. in the sameprice range. Tennis courts, a

health and beauty spa,and a very expensive French restaurant are offered on site.

Westminster Village Inn, one hour westof Boston off Route 2 (near Leominster) is a similar

• - facility providing country style rooms and suites and a number of meeting and functions rooms,
indoor and outdoor pools, and tennis. Prices are lower than at the StonehedgeInn.

These two conference centers are reportedly popular with technical companies and professional
associations in the MM, and the Upper NewEngland region. They host corporate r~t~~ats,

sales meetings, and regional meetings of- professional associations. Most of this business

emanates -from the downtown and Route 128 area. Since there Is no public transportation from
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the airport or other parts of the MM, gueststravel by car. Profits are made not on meeting
spacebut from room rentals and restaurant receipts.

According to meeting planners consulted, there is a demand in the metro area for a resort-type

Conference Center/Inn with a golf course. At present,only two standard-type hotels offer on-
site golfing — the Sheraton Tara at Danvers and the Colonial Hilton at Wakefield — neither of
thesefacilities offer much in the way of ambiance. There is an opportunity for joint community

use of the golfing, tennis, swimming, and other recreational facilities that such a facility
would offer. Such a center could function as a sort of country club for the community on the
weekends, when corporate business is slow. - -

Acton’s geographic position on the eastern side of Interstate 495 would give it acompetitive
advantage over the other two existing facilities, which arewestof Route 495 and-at least an
how’s drive from Boston. The town’s rail service from Boston andthe -potential of accessing the
airport by train and subway Is an added bonus. Othercompetitive-advantages for hotel and
resort facilities include proximity to major historical sites In Concord and Lexington, Including
Walden Pond and the Minuteman National Historic Park. The major competitorsto such
facilities In Boston’s suburbs are conference centers in the established resort areasof Southern

Maine, the Cape,and Newport within onehour’s drive of Boston.

POTENTIAL ECONOMIC DEVELOPMENT TOOLS FOR PLAN IMPLEMENTATiON

OVERVIEW OF FISCAL INCENTIVE PROGRAMS

Within the past two years, a significant amount of economic development legislation hasbeen
passed in Massachusetts.Theselaws authorize towns to use a number of incentive tools to
encourage investment in areasof economic opportunity

• Tax Abatements (including Tax Increment Financing)

• SpecialAssessments *

• Betterment Bonds -

• Business Impr vement Districts (BID’s) -

TIP and Special Assessment incentives, as they are defined in the new stateeconomic develop-

ment legislation are very confusing. In other states, these programs offer innovativeways to
raise funds for public improvements in support of redevelopment projects. In Massachusetts,
however, these programs are actually tax abatementprograms. Betterment Bonds and BID’s,

also authorized by the new legislation, are more similar to the true versions TIP and Special
Assessments. These tools offer potential for financing of the costs of infrastructure and public
amenities In connection with the Kelley’s Corner district. - - - -
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TAX ABATEMENT

Tax abatementsfor periods of 20 to 40 years are authorized under both Chapter 121C and the
State’s new Tax Increment Financing (TIP) legiliation. According to the new state TIP

legislation, any areas “presenting exceptional opportunities for economic development” can
qualify for TIP, subject to the approval of the Secretaryof EconomicAffairs. A project does not
have to be within an Economic Target Area to be eligible for TIP financing. As in other states,
this legislation delegatesmost authority for decision-making authority on matters of local

property tax concessions to the local level.

Massachusetts’ TIP program differs considerably from TIP in other states in other respects,
however. In Massachusetts, the TIP legislation allows municipalities to give partial or total
tax abatements for up to 20 years. An investorreceiving a tax abatement paystaxesonly on the

value of the property before he or she Invested in It. If a developer receives a 100% tax abate-
ment,~thenonly the old value of the siteor property will be taxable. The following example
illustrates the potential benefit of tax abatement to an investor

- Area Value

Site 40 Acres $1,600,000

Building 100,000 sq.ft. $10,000,000 -

Value of Site beforeDevelopment $1,600,000

Amount of Investmentin Improvements $10,000,000
Commercial Property Tax Rate $20.52per $1000
Annual Taxes Payable(on Old Value) $32,832
Taxes Exempt on NewImprovements $205,200

Net Present Value to Developerof Tax

Savings Over 20 Yeazs (@7.5%) $2,091,910

The above illustration assumes that 100% of the improvements will be taç abatedforjhe full
20yearterm.Under the TIP progran~however, municipalities are encouraged to grant partial

abatentënts for varying lengths of time. For instance, 50% of the taxescan be abated for 10
years, and 25% canbe abated for the next 10 years. -

TIP differs somewhat from Chapter l2lA (the Urban RedevelopmentCorporations Law) which
allows 40-year tax abatementsand requires a lengthy public process, which can take up to six

months. TIP plans must be approved by the Economic Assistance Coordinating Council (EACC)
within the Massachusetts Office of BusinessDevelopment,and must be adopted at town

meeting. -

In other respects, TIP in Massachusetts Is strikingly similar to other forms of tax abatement.
Pull or partial tax abatements on Investment in new improvements are available for up to 20
years. Under TIP, the assessedvalue of the property is “frozen” upon designationof a TIP Zone.
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The “increment” resulting from the investment is fully or partly exemptfrom taxesforup to 20
years.

• Only six TIP Plans have been approved so far in the state,principally in the Metro North and
Metro South areas.Theseauthorize partial property tax abatements of 33% to 100% for periods

ofloto2oyears. -

Pros & Consof Tax Abatementfor Acton

Advantages: -.

• If the tax breaks are necessary to attract the company, then the community gains

- jobs and investment.

• In theory, no taxesare “lost”, sincethe developercontinues to pay on thebase year
value of the property. In practice, this is often not the case. -

• Allows thetown to compete for mobile investment. -

• - Varying tax exemption schedules allow flexibility in negotiatingwith developers;
the abatementtermscanbe tailoredto the needsof the project.

Disadvantages:

• Risk of foregoing revenuesunnecessarily.

• Possiblepublic opposition.

Pros & Cons of Tax Abatement for Developers

Advantages:
.4.

• A 20 year property tax break on an investment of $10 milflon would have-a net
present value of $2 million to a developer. -

Disadvantages:

• Increasedcostsup-front&timedelaysupfrontforplanningandlegalwork.

• The true value of the abatementsis reduced by the deductibility of property taxes
in calculating stateand federal incomeand business taxes.

SPECIAL ASSESSMENTS

Like TIP,- the term “Special Assessments” as used in Massachusetts’ economic legislation is

somewhat of a misnomer.In -Massachusetts, special assessments are five-year tax abatementson
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all or part of the total taxable value of a property. Special assessments differ from TIP which
exempts only incremental taxes that would be payable on new improvements and allows
abatementperiodsof up to 20 years. -

So far, five special assessmentprojects have been approved in the Statewith five-year tax

abatementson the total assessed valuation ranging from 50% to 100%.

The pros and consof special assessments are the sameas for tax abatements. Since the abate-
ment period is shorter, special assessmentsgenerally are more favorable to the municipality
than the developer,but this will vary with the tenns of the negotiations. For example, a 100%

abatementon total project values for 5 years can cost thecity more than a 10% abatement onnew
improvements over 20 years.

BETTERMENT BONDS

It is possible, but not necessary, to use betterment bonds to finance “public projects”19 in support
of TIP projects. Betterment bonds are retired from payments in lieu of taxes, based on all or part

of the incremental revenue. Betterment bonds are general obligation bonds,repayable at a tax-
exempt rate of interest, they therefore offer a business low-interest partial financing for a
project.

In most of the region’s towns, developershave been required to finance thesecostsof public
projects themselvesat conventional rates of interest which can -range up to 15%. Providing
partial financing at tax-exempt bond rate of interest can represent a substantial value to a
developer,as illustrated below: -

Area Value

Site 40Acres $1,600,000

Improvements 100,000 sq.ft. $10,000,000 -

Commercial tax rate $20.52
Annual tax increment $205,200

- - (valueof improvements x tax rate)

Amount of bond supportable by annual tax
Increment (at 73% over 20 years) $2,091,910 -

Lesscostofbondissue(4%) -$ 83,676
Less debt service reserve fund -$ 205,200

Net bond issue proceeds $1,803,034

29?ublic pr~ec&’ are defined as Infrastructure construction pro3ecta like sidewalks, streets, environmental
works, and mass fransit Improvements.
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Thus, up to 18% of the $10million project cost could be financed by betterment bonds at a low
municipal tax-exempt rate of interest of around 7.5%. Conventional rates can rangeup to 15%.
The following illustrates the potential value of the interest savings to the developerover 20
yearsunder thesame assumptions as appear above

Present Value of Savingson Financing Costs Over 20Years

Net proceeds of 7.5% betterment bond $1,803,034

Present value of annual paymentof
$205,200at 12.5% interest $1,485,926

Value to developerof 20-year interest
savings - $ 317,108

Annual Value of Savingson Financing Costs

Annual payment on $1,803,034 over 20 years

at 12.5% $ 248,991
Annual TIP payment (7.5% interest) $ 205,200

Annual interest savings - $ 43,791

A betterment bond of $2.5 million is worth about $317,000 In interest payment savings on a
$10million project over the 20 year period, or about 3% of total project costs. A developer
opting for betterment bond financinggets both the benefit of tax abatement($2 million in the
TIP example) plus the value of the partial financing at 12.5% ($317,000)for a total value of
nearly $2.3 million. - -

The value of the interest savingsof partial project financing hasapparently not beengrasped
by investors in Massachusettsyet. So far, none of the 11 TIP and special tax assessments
approved in Massachusettshave includedprovisionsfor bettermentbonds.

.4

BUSINESS IMPROVEMENT DISTRICTS -

Municipalities are authorized to createBusinessImprovement Districts wherethey can levy an
additional charge over and above the property tax to pay for special servicesand improve-

ments to the businessdistrict. In other states, the BID concept beenmost successfully applied to
declining retail districts.

A BID is created by a petition initiated by property owners within the District At least 60% of
the property owners must support theBID petition. Upon receiving the petition, the municipal-

ity holds a public hearing and enacts an ordinance establishing the BID. Any business in the
areathat objects to the BID charge can obtain an exemption from It. BID levies are usually

levied on a squarefootagebasis. - - . -
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BID offers a stable, flexible source of revenue that is well suited to meeting management and
security, maintenance and other operating costsdowntown. It has the disadvantageof imposing
an additional tax on an areawhich is struggling to survive in very soft market conditions.

RECOMMENDED IMPLEMENTATION STRATEGY FOR ACTON

OBJEC11VES

Acton has a number of locational and demographic advantagesthat have underpinned the
strong performance of the local economicbaseand real estatemarket. The private market has

and is expected to continue to function well. Both market demand and property supply
conditions are optimal. Thus, a major economicdevelopmentstrategy is not warranted.

The community’s major concern is its tax base which, with the constraints imposed by
-~ Propositipn 2 1/2,cannotkeep pacewith the growingdemandof maintaining a first-class school

- system. - - -

An area of equal concern is Acton’s image as tarnished by the type of developmentin the
Kelley’s corner area.Transforming this area into a more traditional town center, as is proposed
in this document,-will support higher property values,strengthening the town’s psychological

associations with affluent Ri. 128 communities such as Concord, Lexington, Weston, and
Wellesley.

Acton is a strong locus for two types of investment:

• Existing Firms: Expanding high-growth technology-intensive “gazelle”-type firms,
many of whom have left the community and its environs for cheaper locationson the

- North shore.

• Indigenous investments: The highly-educated labor poo1 in and around Acton~offers a

~fertileseedbedof local entrepreneurs,manyof whom will prefer to worltnear home.

STRATEd~TOACHIEVE bBJECI1VES:DEVELOPMENT INCENTIVES

The town needs two things:

(1) Property taxes. The strongmarket for undevelopedsitesin Acton will support unsubsi-
- dized developmentof the large supply of such sites.This will continueto contribute to

- property tax revenues.

(2~liaemental, but pervasiveupgrading and redevelopmentof ugly, sprawling box and
stnp retail uses in Icelley’s Corner This will not happen without incentives to property

owneis.
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At present,commercial properties in Kelley’s Corner are more or lessfully-occupied. Rents are
limited to market rate and owners have little incentive to upgrade. Redevelopmentis more
time-consuming,complex,and expensivethari “greenfield” (raw land) development.It will
thusbe necessary to provide incentivesfor redevelopmentin the following ways:

(1) Density bonuses for investment,asis detailed in Sections 2 and 3.

(2) Tax abatement on all new improvements; existing taxable property values would
continue to be fully taxable.

Although other options are available, straightforward tax abatement is the simplestand most
effective subsidy to redevelopment.Betterment Bonds for siteimprovement are alsoavailable;
these could be used in tandem with tax abatementbutthey involve expensiveand complex bond
issuing processes. The fiscal impact isthe sameunder both-programs. - -

We recommendthat Acton abaterevenuesunder Chapter 121Crather than under Tax increment
Financing (TIP), which is virtually identical in impact. The reasonsfor this are two-fold: -

(1) Chapter 121C hasbeen around a long time and administrative procedures are well--

established.TIF is new and is thus likely to be moreadministratively challenging.

(2) TIP plans must be approved at Town Meeting. This is not required for Chapter 121C
plans.

Tax abatementsunder Chapter 12K canbe grantedfor a period of up to 40 years.Most abate-
ments, for investment in Kelley’s Corner should be granted for periods of five to ten years.
Longer abatementscould beconsideredfor large and complex redevelopmentprojects.

Under Chapter 121C, taxesare abated on new improvement only. The owner continuesto pay

- the samelevel of taxeson the assessedvalue before investment in a new project. it is Important
to remember that tax abatementare never a deciding factor in real .estateinvestmentdecisions.
However, when used in tandemwith other incentives,like density boRuses, they exert a
nounced marginal “swing factor.” Perhaps most important is their symbolic importance: they

signify that the town is pro-business.This is important in a growing “edgecity” like Acton that
has stiff competition from other upscalesuburban businesscenters in the metropolitan area.

STAFFING & IMPLEMENTATION

The Planning Department should designatea staff member asan part-time coordinator for
Keiley’s Corner. This staffing should be considered as part of a town-wide economic

developmentposition, with 50 percent of the individual’s time devoted to Kelley’s Corner.
Alternatively, a part-time coordinator could be hired. initial funding for the position could be
sought through a Municipal incentive Grant from the MassachusettsExecutive Office of
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Communities and Development; and long-term funding might be provided through
establishmentof a BusinessImprovement District (BID).

This designatedcoordinator would have the following responsibilities:

(1.) Maintain liaison with the Chamber of Commerce.

(2) Establish and maintain outreach to businessesand property owners in Kelley’s Corner
by such means asperiodic surveys.TheCoordinator needs to:

- • promote the recommendedpackagefiscal incentivesand densitybonuses to property

owners;

- - ~. identify expandingexisting firms to assistthem in finding expansionsitesin Acton.

(3M~eresponsiblefor coordinating the Chapter 121C processasestablishedin the State
— - Regulations. - -

(4) Maintain liaison with the commercial real estateagentsoperating in Acton. Make sure
that they havedetails-of all major developmentopportunities in the area, such as the
Auto Auction Site.

(5) Promote the two large sites in the area directly to the industries that have been

endorsed by the community.

(6) Maintain a detailed inventory of the supply of developmentsites in the region, making
sure thereis adequatecommercial and industrial land to meet future demand,estimated
at 17 to 20 acres per year for thenext 10to 20 years.

*
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7. FISCAL IMPACTS

COSTS AND REVENUES OF COMMERCIAL AND RESIDENTIAL LAND USES

Therelationships between the amount and type of developmentin acommunityandthe costsof
providing municipal facilities and services to serve that development are ambiguous and subject

to a great deal of interpretation. In the courseof preparing Acton’s 1990 Master Plan, a fiscal

analysis was conducted which in part consistedof a statistical analysis of the relationships
between commercial and residential developmentlevels in eastern Massachusetts communities
and the corresponding residential tax rates. The conventional wisdom Is that additional

commercial development“broadens the tax base,” that is, it spreads the cost of servicesto
residencesover a wider- base and thereby benefits residents by reducing their Individual tax

burdens. Underlying this assumption is the recognition that commercial and industrial land uses

do not directly impose educational costs, which are by far the largest component of most
municipal budgets.While it Is true that they mayindirectly induce such costs by increasing the
demand for housingin proximity to job opportunities, in a mobile society in a metropolitan area,

theseinduced educational costsare assumed to beminimal because the individual community
has the ability to usezoningto promote usesdeemed to be fiscally positive (i.e., commercial

and industrial) and limit the residential usesthat are directly related to educational costs.

The study conducted in 1990 for the Town of Acton, however, found reason to question the

conventionalwisdom regarding the beneficial tax effects of increased commercial development.
On the contrary, the study found neutral or weak positive relationships between commercial

development levels and residential tax rates—that is, where any relationship at all was
apparent, higheroverall levelsof commercialdevelopment(asmeasuredin termsof percentage

of the total valuation in the community) were associated with higher residential tax rates. It

is easy to see why this might be the case. All other things being equal, a high level of
commercial developmentwill bring more traffic and visitors to a community, increasing costs
associated with public safety and public works.A Hgher~,more“urban” level of infrastructure
will be required—for example, roads mayneed to bebuilt wider and to higher standards, street

lighting may need to be upgraded, traffic signals maybe required, etc. in addition, there are
well-recognized changes in the characteristics of a community’s population that accompany

increased levelsof development.As the community becomes more Integrated Into a regional

economy, it becomesmore difficult to sustain a volunteer fire department, and the community
may therefore shift to a full-time, professionaldepartment; and new residents attracted to an

area by jobs and services, begin to demand the higher level of servicesthat they mayhave been

accustomed- to in their previous area, increasing the costsof schools, libraries and health
services.As a result of all thesefactors, it appears that over the long run, the effect of
Increased commercial developmenton residential tax rates may be neutral or may tend to
increase those tax rates. - - - - - -

In the short mn hpwever, It Is dear that the fiscal Impacts of cónunercial development are

“positive, - while the fiscal Impactsof residential development are “negativet That Is, given
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an existing mix of usesin a community and an existing distribution of property tax revenues
among residential and nonresidential uses, commercial and industrial uses will tend to pay more

in taxes than they demand in services,while residentialuseswill tend to costmore to a town
than they generate in revenues.This relationshipis illustrated in Acton in the following table,
which suggeststhateachcommercialparcelin the communitygenerated$0.88more in F? 1988

tax revenuesthan it coststhe Town in services,while eachresidential parcelcoststhe Town of
Acton $0.41more thanit generatesin tax revenues.20’21

- - Residential Commercial Industrial
Total Value perCategory - $1,157,289,900 $194,466,463 $82,109,700
Value per Parcel $175,267 $607,708 $789,516

TaxRates $16.88 $18.51 $18.51
Total Tax Revenue $19,535,054 $3,599,574 $1,519,851
AverageAnnual TaxRevenue $2,959 $11,249 $14,614
Av& Tax Revenueadjustedby splitting $2,959 $11,703 $15,068

PersonalPropertytaxesbetween -

Commercial& Industrialparcels -

AverageAnnualLocalCostsperParcel $4,162 $1,393 $1,393
AverageAnnualNetRevenueor Cost ($1,204) $10,310 $13,676

Cost perDollar of RevenueReceived $1.41 - $0.12 $0.09

Source:Mass.Departmentof Revenuedata forFY 1988,andanalysisby TheLandUseCollaborative

Care should be takenin the interpretationof thisanalysisfor a numberof reasons,not least of
which is the fad that the data are analyzed on the basis of tax parcels,which cannotbe
directly translatedinto units of development.For example,a residential parcel mayhave a

single-family unit on a minimumzoninglot, or it may have a singleunit on a large estatewith
- - considerableamountsof accessoryland.Both parcelswouldhaveessentiallythe samedemand

--••- for pubIjç~servicesand thereforewouldIncur thesamecoststo the town,but inlgh~gener~tevery
dlfferenj~levels of tax revenuetAlso, It is not possiblefrom this levelof analysisto distinguish

large commercialparcelsfrom smallones(e.g.,a shoppingcenterfrom a small freestanding
store),bta high value use from a lower-value one. Nevertheless,being based on average

20The costallocationsIn the abovetableare basedonan analysisconductedby The LandUseCollaborative
usingFiscalYear1993datafrom the MassachusettsDepartmentof Revenue.

• 21h should be emphasizedthat this tablepresentsa short-termanalysisbasedon edsting conditions.

Obviously,if a communityhadno commercial or-indusfrial developmenttheanalysispresentedherewould
resultin abreak-evenpositionfor residentiallanduses:that Is, thecostsof servicesprovidedtoresidential

land usecwouldexactiS’equaltherevenues-generatedby thoseuses,sincetherewould benootherbutteof
revenuesto supportthe residentialside.-It Is not clear from this analysis,or anyotherof whichwe are
aware,thatthetaxburdenon residencesIn suchasituationwouldbeanyhigherthanthetax burdenon a
residenceIn asimilar sizecommunitywIth * substantialamountof commercialdevelopmentTherefore,It
wouldbeamistaketo generalizefromthisanalysisthatcommercialdevelopmentIsnecessaryoverthelong
nut toreducetheco.tsloresidents61munIcipalfacilitiesandserviceswithoutfurtherquall&ationasto the
quality orlevelof servicesbeingdemandedbyresidentsandprovidedby thecommunity. -
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existing parcel characteristics,the analysis is useful in presenting an approximation of the
relative costsor revenueattributable to the existing mix of parcelsin theTown.

FOCUSING IN ON KEuXY’s CORNER

The precedingsectionhasdescribedthe fiscal Impacts,in termsof serviceandfacility costsand
property tax revenues,ofvariousland usesin theTownof Acton giventhe currentlandusemix
andtaxationpolicies.The nextstepIn this fiscalimpactanalysisis to look morecloselyat the
specific tax revenueIniplications of proposedzoningchangesin the Kelley’s CornerPlanning
Area. To do this, we have reviewed typical valuations for various classesof land use
(residential,retail, office, industrial),bothwithin the planningareaand,for comparison,in
NagogPark.The following table sunirnarizes this InformationP -

Average Average - --Average
Land Value Building Valâe Total Value

PerAcre PerSquareFoot PerAcre

Kelley’s Corner
—Industrial $110,403 $25.76 $153,758
—Commercial - $212448 $46.78 $211,045
—Residential $145,064 n.a. $181,894

NagogPark
—Industrial $98,154 $35.82 $358,139
—Commercial $102,952 $43.53 $393,422

Thiscomparisonsuggeststhat, at present,commerciallandusesrepresent a higher total value
per acreIn the Kelley’s Corner areathan residentialuses,but that the few Industrialuseshave
somewhatlower averagevalues.Both commercialand industrial uses In ICelley’s Corner
appearto havelower valuationsthan in Nagog Park,which rej,rese,ptstht type of light
industrialareathatwouldbe supportedby participantsin theplanningprocess.- --

A order-of-magnitudeestimateof the Increasedtax revenuesthat might be generatedby
additionaldevelopmentundertherecommendedlanduseplancanbe madeby multiplying the
currentaveragebuilding valuesper squarefoot in the Icelley’s Cornerarea(from the above
table)~by anestimateof the amountof newfloor areathatcould bedevelopedoveraperiodof

22Note The Kefley’s Cornerdatabasewasassembledby modifying the existingAssessorsdatabaseand
combiningsomeparcelsthatareIn-commonuseandownership(for example,the two or moreparcelsthat
makeup theK-Mart/McDonaldssite); aswell as splittingsomeparcelsthathavedifferentcharacteristics
(e.g.,the residentiallyandindustrially zonedportionsof the Kaaxtz property).Therefore,the assessed
valuationsfor theKelleysCornerparcelsarenotstrictlycomparableto thosefor theTownasawhole.

23ThIsanalysisdoesnot attempttoestimatetheeffectsof 4lffeient-typesof future landuseson valuation
changeandtl~f.~onnet-fiscsl Impactto theTown. As.notedlàtheEconomicDevelopmentStrategysectIon
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time.:Section6 presentsthe following estimatesof future demandfor commercial floor spacein
Actonbetween1990and202th

Total Demand, 1990-2020 AverageAnnual Demand
(sq. ft.) - (sq. ft.)

Industrial 454,497 15,149
R&D and Office 966,000 32,200
Retail 2,039,792 67,993

If the recommendedland useplan is implemented,additional developmentpotential will be
createdin the Kelley’s Corner area, allowing the Planning Area to absorb somepercentageof
this potentialgrowth. Assuming that newfloor areais provided in Kelley’sCorner to meetone-
half of~Acton’sannual demand for Industrial and R&D/Office space,this will result in the
followffi~growth in floor area,valuation and property tax revenuesto the Town over a ten-year
periocP - -

--- - - NewGrowth - Value of NewTax
- - (sq. ft.) NewGrowth RevenuesU,25

Industrial 75,700 $1,950,000 $40,000
R&D and Office 161,000 $7,532,000 ~$155,000

236,700 $9,482,000 $195,000

On the retail side, Kelley’s Corner will probably not absorb as large a share of the Town’s
demand for floor spaceas for industrial, R&D or office uses.Although there is currently a strong

demand for retail spacein the region, the major componentof this demand is for large stores
rather than small-scalestoresand upper-floor space.The total potential increase in Kelley’s
- - Corner retail center (i.e., Subarea A of the Planning Area) is about 500,000square feet (884,200

build-out, less381,100existing); and the projectedannual demand for new retail spacein Acton
is about 68,000 square feet. However, it is likely that retail spacein Kelley’s Corner will

expand by an averageof no more than 10,000squarefeetper year over the next tenyeas.Based
on cur~tbuilding valuations in the Planning Area, a 100,000squarefoot increatein retail floor
area oéi this period would correspond to a $4,680,000increasein valuation, which would

franslai~ntoa $96,000increasein annual tax revenues. - -

of this Plan,at any given time land will have a higher value for someusesthan for others. For example,
currentlythereis amuch strongerdemandfor large-scaleretail spacethan for office space,due to cumulative
overbuilding of officespacein [hepast decadeor more. The EconomicDevelopmentStrategyalsonotesthat,
overthe Ions term,demandfor officeand other usesis expectedto rise relative to demandfor retail, and so
this differential is likely to be reduced.Consequently,it makeslittle sensein a long-rangeplan suchasthis to
attemptto quantifypreciselythetypesof usesand their relativevalues.
24EqualsIncreasedannualtax revenuesat the endof fiveyears,basedon the currentcommercial-industrial
tax rate of $2032per $1,000valuation. . -

25Theseestimatesassumethat the landis already beingassessedfor its commercialvalue,and thereforethat
noIncreaseIn the land componentof the assessedvaluation will occurasa result of increaseddevelopment.
Thismaybeaconservativeassumption.Also, noadjustmenthasbeenmadefor the changeIn land valuation
resulting fromthepro~osedrezonangof two parcelsfrom residentialto nonresidential use. -
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Thus, assumingtotal growth overaten-yeasperiodof about 337,000squarefeetof floor areafor
various typesof nonresidentialuses,the total nonresidential tax basecould Increaseby about

$14.2 million andannualpropertytax revenuesby about $291,000.As indicated above in this
section, it is estimatedthat commercialandindustrial landusesin Acton arecurrentlycosting
the Town between9 and12 centsfor everydollar of propertytax revenueproduced.Assuming
that the actual cost is as high as 20 centsper dollar of tax revenues,the net fiscal impact from
this estimateddevelopmentwould be$232,800peryear($291,000• 80%) atthe endof the ten-
year developmentperiod.

ZONING AND ECONOMIC GROwTH

A remaining question is how much of this increaseddevelopmentwould result from
Implementation of therecommendedlanduseplan,andhow much mightoccuranywayunder
the existing zOning. The existingzoningin the Kelley’s Corner PlanningArea allows for an
additional575,000squarefeetof floor area,comparedto the 337,000squarefeetof development
that hasbeen estimatedfor the next ten yearsfor the purposeof this fiscal impactanalysis.Is
it necessaryto increasepotentialbuild-out in the PlanningArea by an additional 1,065,000
squarefeetfor theTown to derive the benefitsof additional economicgrowth?

Theanswer to this questionwill depend on the strength of the demandfor commercialspaceand
on the businesssituationsof individual propertyowners.Many of the key parcelsin the retail
center arealreadydevelopedto levels thatarecloseto, or in excessof, the maximum allowed
by zoning. For thosethatarenot, the only way to expandis often to replaceanexistingsingle-
story structure with a taller building that has asmaller footprint, in order to provide the
requiredparkingspaces;but without a significant increasein permitteddensitytheremaybe
little incentive to do this. The estimatedbuild-out under currentzoning in such casesis not
likely to be attained.

A different set of conditions exists outsidethe retail center. More than 95% of the potential
nonresidentialgrowth In the Office Park andIndustrialdistrictsunderexistingzoning(418,000
squarefeet out of 439,000square feet) is at the Concord Auto Auction-site. The recommended
landuseplanwould: (1) Increasebuildoutof the Auto Auction site by an additional 209,000
squarefeet; (2) add 225,000squarefeet of buildout potentialby rezoningthePiperRoadsite
from residentialto Office Parlç and(3) providean additional105,000squarefeetof buildout
potential at the Modular and Data Instrumentsproperties,which are currently at their
buildout under Existing zoning.Together,thesechangesexpandthe options for significant
commercialdevelopmentfrom a singlesite(the AutoAuction) to four parcelswith acombined
potentialof about960,000squarefeet, and makethe rateof developmentusedin the above
estimatesmuchmorelikely.
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8. OUTLINE OF IMPACT FEE SYSTEM

Mark Bobrowski, Esq.

As Acton considersan impact feefor the Kelley’s CornerPlanning Area, there are severallegal
issuesto keep in mind. Thissection introducesthe basic legal conceptspertinentto exactions,
highlights specific concernsregarding impact fees, and suggestsa basic approach to the
developmentof an-impactfeesystem.

INTRODUCTION -

Traditionally, local governmentshave financedpublic servicesthrough generalrevenuesand
the Issuince of general obligation bonds pledged against local property tax collections.
However, thecondition of the bond marketand competitionwith otherinvestmentoptionshas
made marketing thesedebt instruments more difficult. The trend - toward state-mandated
limitationson bonded indebtednesshasalsoencouragedmunicipalitiesto look at otheravenues
of revenue.The recentpopularityof exactionsis largely the result of thesecircumstances.

Exactionsmaytakeseveralforms, including requireddedicationsof land or in lieu payments
(usually as a part of the subdivision review process),impact fees,or linkage payments.
Nationally, the earliest type of exaction occurred when the government sought land within a
subdivision (or its cashequivalent) for parks and recreation, schools,or other amenities.26In

Massachusetts,we did not adopt the model; such required dedicationsareprohibited by the
SubdivisionControlActP Asa result, much of the legal analysiscommonto otherjurisdictions
surrounding the useof exactions simply doesnot exist in Massachusetts.There areonly a few
judicial decisionsthat touch on the subject.

There are two legal mechanismsavailable for the adoption of an exaction in Massachusetts.
First, the exaction maybe upheld if it is authorized by enabling legislation?8Obviously, this
necessitatescoordination with the municipality’s delegation to the Staterouse. It also
requires that some forethought be exercisedas to the scopeof the petential exaction. The
enabling legislation should anticipate the typesof servicesto be targeted,the methodologyof
theexaction,and the procedural rulesto be observed.Attachedasan example is the proposed
enabling act for Franklin, Massachusetts(Exhibit B), which was recently passedby the
legislatureandis currentlyawaiting thç Governor’s signature.

26The Standard Planning EnablingAct, promulgated by the CommerceDepartmentin 1928,providedfor
conditioning subdivisionapprovaFon theprovision of streets,watermains,sewerlines,and other utilities.

~~gCL.c.41,s.8lQ (requiringjustcompenationfor suchaction).

~Basedon my telephoneconversationwith Assistant AttorneyGeneralJonathon Abbott of April 5, 1995,
enablinglegislation is an absoluteprerequisite.As the staffattorneychargedwith the review of local by-
lawspursuanttoCL c. 40,5.32. Mr. Abbott hasclearly statedhis position.
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Second,it isarguable that exactionsmaybeImplementedundercertainprovisionsof the Zoning
Act, in conjunctionwith the Home RuleAmendmentPFor example,CL c. 40A, s.9 statesthat
specialpermitsmaybe awardedto Increasedensitywhere, ascondition of permit issuance,the
applicant provides “open space,housing.. ., traffic or pedestrian improvements.. ., or other
amenities.”30The drawback to this approach is that the municipality must allow for some
densityas of right beforethe exactionIs applied.It is alsounclearwhetherthe municipality Is
limited to an exactionin-kind (e.g.,actualdwelling units setasi4eforaffordable housing).

LEGAL TESTS FOR EXACTIONS

An exactionauthorizedby an act of the legislaturemustalsocomplywith constitutionalexpec-
tations4ourtsin otherjurisdictionshave applied one of three distinct approachesto measure
the connectionbetweenthe exactionandthe objectivesof the governmentregulation.The loosest

of thesQestsis California’s “reasonablerelationship” test. The exaction-wouldbe upheld by

the court If its conditions have a reasonablerelation to the public welfare, andthe municipal-
ity has not acted arbitrarily.31 As long as there is a generalpublic needfor the exaction, the

reasonablerelationship test is satisfied. Florida haspioneereda second,more stringent, test to
assessexactions.The “rational nexus” test is probably the most widely acceptedstandard In

other jurisdictions. The developmentmustcreatea needto which the exactionbeansomepro-
portionalrelationship; once imposed,the exactionmust actually be usedto offset the impactof
the particulardevelopmentin a timely manner.52 Finally, a third approach, the “specifically
anduniquely attributable” test, employs a very stringent standard to assessexactions.The

capital improvement must be necessitateddirectly by the development. Since virtually all
improvements are forced by cumulative growth, the test acts to make exactionsgenerally

imperrnissible. This lasttest is used in only a few jurisdictions.~

In Npllan v. California Coastal Cpnlxnission,M the SupremeCourt was faced with a choice
betweenthesethreecompeting approaches.At issuewasa condition attached to a permit for
the reconstruction of a beachhouse.The permit washingedonthe provision of an easementfor

the public to crossthewaterfront lot, betweena seawallandthehigh tide line. The commission
t

~ArticIe89of theMassachusettsConstitution.

30Actingon this authority,severaltowns,Including Pramingham.,Waltham, Marblehead,Ashland, and
Revere;naveenactedimpactfeeprovisions.

~ tg,,J.W. JonesCo.v. Cityàf SanDiego,157CalRptr. 580(Cal.DiM. Ct. App. 1984).

gig,, HomeBldrs.andContractorsAn v. Boardof PalmBeachCountyComnirs.,446Sold 140(P1*.

Ct App. 1983).

~ PioneerTrust& Say Bankv Villageof MountProspect,176N.E.2d799(111.1961)

~~483US. 825 0987).
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asserted-the authority to exact the easementby citing Its regulationdesignedto promoteaccess
to the beachfront.

The Court noted that the Impositionof an easementacrossprivatepropertyfor governmentuse
constituteda taking. Did the link betweenthe exaction and the building permit alter this
outcome?After all, the Court noted, the Commission could have simply denied the building
permit.The key,obviously,waswhether the condition substantiallyadvanced”a “legitimate
state interest.”For the Court, the answerwas “No.” However,the Court reachedthis conclu-
siononly because-theregulationwasdesignedto promote accesstQ the beach,and the easement
enhancedaccessfor those alreadyon the beach.In short, the exactionfailed all of the tests,
becausetheCourtcould find no nexusbetweentheeasementandthe regulation.Furthermore,

the lackof nexusbetweentheconditionandtheoriginal -purposeof thebuilding
restriction convertsthat purpose-into somethingother than-what it-was. The
purposebecomes,quitesimply, the obtaining of an easement-toservesomevalid
governmentalpurpose,but without the paymentof compensation)’

The Court also suggestedthat it would apply heightenedscrutiny in measuringland use
regulations attacked as confiscatory)’As a result,the govenimentwould have to defend Its
regulationsby showing more than a “fairly debatable”basis.”

JusticeScalia’sopinion left considerabledoubt as to the Court’s constitutionalexpectationsin
the realm of exactions.Thesequestionswere addressedin Dolanv. City of Tigard.38Florence
Dolanowneda 1.67 acreparcelin TIgard, Oregon,uponwhich sheoperated an electricaland
plumbing supply store. A portion of her property lies within the 100-yearflood plain. She
proposedto doublethe sizeof her store,construct newspacefor complementarybusinesses,and
expandthe parking area,all consistentwith the city’s zoning scheme.The city grantedthe
necessarypermit, subjectto the condition that Dolan must dedicatean additional 15-footstrip
of land adjacent to the floodplain as a pedestrianand bicycle pathway. In defenseof its
decision,the city noted that customersof the store could utilize the,pathway (Wus Improving
traffic conditions on public ways),and that the constructionplans\wouWonlyLadd to the need
for stormwater management.Dolanappealedthe dedication requirements,assertingthat the
exactionswere not relatedto the proposeddevelopmentand thus constitutedanuncompensated
taking.

at 837.

36Nollan.483 US.at 834 n.3.1

frl~tbW standardIsotherwiseapplicablein assessinglocalregulations.See,e.g.,Sturgesv.

p1145.0. 2309 (1994). - -- - -
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The Supreme Court squarely faced the choiceof tests it had avoided in Nollan. The Court
rejected the useof “generalized statementsasto the necessaryconnectionbetweenthe required
dedication andthe proposeddevelopment” as too loosea test; it describedthe specificallyand
uniquely attributable test as too stringent a standardPThe proper standard was characterized
as “rough proportionality:”

No precisemathematicalcalculationis required,but the city must make some
sort of individualized determination that the requireddedication is related
bothin nature and extent to theimpactof the proposeddevelopment.40

Thereis no doubt that “rough proportionality” is the samemeasureas the rational nexustest,
despite someconfusinglanguagein the opinion. Moreover, the city, not the landowner,was
assignedthe burden of justifying its exaction.The Court ruled thatTigard’s findings in support
of the exactionsfell short: “the city must makesomeeffort to quantify its findings ... beyond

- - -~ concluso~ystatemenü.” - - I

IMPACT FEES -

An impactfee -differs from the traditional subdivision exaction; instead of an outright dedica-

tion of land,a developeris charged a feeto pay for the capital improvementsostensiblycaused
by the development.Typically, impactfees address sewer, roads, water, and other public
facilities. The develOperis chargeda fee basedon a formula(for example,usingthe numberof
bedrooms,or the squarefeet of building footprint). The impact fee mustbepaid for the devel-
oper to obtain requiredpermits.Unlike traditionalexactions,impact feescanbe tied not only to -

subdivisionapproval,but to zoningandothernecessarypermits.

Impact feesare clearly a popular form of exaction,although the devicehasyet to catch on
acrossthe easternUnited States.A recentsurvey of 1000 communItiesfromacrossthe country

(with 220 local governmentsin 46 statesresponding)revealedsomeinteresting aspectsof the
trendP Of the respondents,65.9% have sometype of formal policy regardingon-site develop-
ment exactions;a smallernumber(39.6%) had formal policies for off-site exaaonsor impact

fees (3&4%). When factoring in thosecommunitiesthat imposeImpact feeson a case-by-case
basis,-ae:~studyconcluded ~t 45.4% of the respondentsimposed impact fees.In aseparate
~ conductedby Builder Magazine,432%of homebuildersnationwide reported that they

• -: paid Impact fees.In the West, the figure wasset at M.8%; in the East,thenumberslipped to

~OnecommentatorhaslikenedtheCourt’s approachto Goldilock?sIn thefamousfairy tale.

40ld., at 2319-2320.

411d.,at232~. - . -

-
011thInformationIsdistilled from GusBaunian andwilliam aEthier,DevelopmentExactionsandImpact

Fees:A Surveyof American Practices,50 Law& Conternp.Probs.51(1987). - -.
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26.5% an Indication that Impact feeshaveyet to takestrongroot in this region.Interestingly,
the typical impact fee Is imposedby a suburban community, with 50.7% of all such systems
reported by such towns, with the rest somewhat equally split betweenurban and rural
communities.

Now that the Supreme Court’s general expectationsregardingexactionshavebeenset forth in
Dolin. someconstitutional parameterscan be establishedfor valid impact fees.First, the
Massachusettscourtshave focusedon whether the proposedfee constitutesan impermissible
tax. The leading caseon point is Emerson Collegev. City of Boston.43The SupremeJudicial
Court reviewedBoston’s attempt to impose a chargeagainstcertainbuildingsthat,becauseof
their sizeandother characteristics,required“augmented”fire services.The coflege,of course,
was tax-exempt.Therefore, Emersonclaimedthat the chargeconstitutedanunconstitutional
tax, rather than a fee.

Thecourt announceda-three-prongedtEst to distinguishafeefrom atax:

(1) Feesare charged in exchangefor a particulargovernmentservicewhich benefits
thepartypayingthe feein amannernot sharedby othermembersof society;

(2) Feesare paid by choice, in that the party paying the fee has the option of not
utilizing the government serviceandtherebyavoiding the charge;

(3) Feesarecollectednot to raiserevenuesbut to compensatethe government entity
providing theservicesfor its expenses.”

Sincethe benefitsof the chargewerenot limited to the ownersof the buildings,but attachedto
the generalpublic, the court held that the Boston schemewas a tax in violation of the state
constitution.Most important,the court noted that where “revenueobtainedfrom aparticular
chargeis not usedexclusivelyto meetexpensesincurredIn providingthe servicebut is destined
insteadfor a broader rangeof servicesor the generalfund, ‘while - not decisive,is Of weight In
indicating that the chargeIs a tax.”45

- S.

The Emerson Collegecriteria have beenusedto hold at leasttwo attemptsat landuseImpact
feesinvalid in the lower courtsof the Conunonwealth. In Northeast -Builders Associationof
Massachusettsv. Town of Dracut.” the town’s by-law assessinga $2000chargefor eachnew

unit of constructionwasheld to constitutean unconstitutionaltax. The judge noted that no
explicit authority exists enabling such impactfees.Furthermore, the chargeviolated virtually

p391 Mass. 415 (1984). -

at 424-425. - -

Ca at 427(citationsomitted). - -

~CaseNo.87-6222(MiddlesexSuper.Ct 1988). - -
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all of the Emerson Collegecriteria, It wasnot levied for a particularpublic service,nor wasit a
voluntary payment; it was deposited in the town’s general revenue fund, not a particular,
earmarkedaccount.

In Molla v. Town of FranklinP the court examinedthe town’s sewer lift fee, The by-law
provided for a paymentto the town of $100,000for themaintenanceof eachlift station required
by the sewercommissioners.After reviewingthe Emerson Collegecriteria, the court held that
the sewerlift fee failed the test on at leasttwo grounds.First, somelift stationswereoversized
to allow other usersto benefit.Second,the chargeappearedto the courtto be ageneralrevenue
measure,becauseof its high dollar amount.Sinceall lift stations,regardlessof theirsize,were
to be chargedthe same fee, thecourt held that no nexusexistedbetween the fee and the
goveriunentservice.The chargefailed as an unconstitutionaltax.

-t.~ Nonetheless,there are several instances of fees (but not impact fees) held valid by
-~ -: Massachusettscourts, Including chargeslevied against landlords petitioning a board for

Individualadjustmentsin rent control,~mooringfeesleviedagainstboatownersflandhook-up
chargesfor the supply of electrical service.50

The judicial reviewof impact fees in Massachusettshaspursued this fee/tax dichotomy in

every instancesinceEmersonCollege.In other jurisdictions,while the fee/tax IssueIs Impor-
tant, onceresolvedit Isthenexusbetweenthe feeandthe governmentpurposethat becomesthe

key question.The court, elsewhere,checksto be sure that the fee Is not arbitraryor unreason-
able. California’s “reasonable relationship” test, Florida’s “rational nexus” test, and the
SupremeCourt’s “rough proportionality” test are simply different thresholds to measure
arbitrarygovernment impositions.

Second,theMassachusettstest for a fee/taxmustbe reconciledwith lDolan’s “roughproportion-
ality” requirements.In Massachusetts,afee that fails the EmersonCollegetest Is an unconstitu-

tional tax, not an unconstitutionalgovernmentexaction.However,a careful look at the Emerson
College criteria indicates that the difference in semanticsIs largely unimportant.ThereIs
little dqubt that Emerson Collegecloselyadheresto Florida’s rationalnegustest,wilt regard
to the r tisite connectionbetweenthe feeandthe governmentservice.Townsmustpay particu-
lar atterj~onto the court’s Instructionto userevenueobtainedexclusivelyto meetthe expenses
incurreflt providingthe governmentservice.This Is essentiallythe third prongof theEmerson
Collegetestand the heartofthe Dolan analysIs.

4~’Misc.CaseNo. 129682(LandCt. 1989).

~ SdüthviewCoop.RoutCorp.v. RentContTol Bd. of Cambridge,396Mass.395(1985).

~ Commonwealthv. Caldwell,25Ma App. Ct. 91 ~

~~Bertonev. Departmentof PublicUtilIties,411 Mass.536(1992). -
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More troublesomeis the insistenceIn Massachusettsthat the fee alsosatisfythe other prongs of
Emerson College: that the payment of the chargebe voluntary,and that the fee benefit the
payer, not the generalpublic. To the extent that the courts displayawillingnessto treatthese
prongs of the test in a flexible manner, Emerson Collegedoesnot differ significantly from the

florida test.This tendencyhasrecentlyemerged.For example, in Berry v. Town of Danvers.51

the AppealsCourt notedthat “the secondcriterion in the EmersonCollegedecisionIs arguably

only subsidiary to, and an additional manifestationof, the analytically morecomprehensive
first factor, particularizedprivate rather general public benefit.” Berry suggeststhat the
superficiality of the mandatory/voluntarydIstinction has been rendered moot. Instead,the
court mustlook to thenature of thebenefitresultingfrom thefee. -

There existsan adequatebody of caselaw from other jurisdictionsusing the “rational nexUs”
test to predict the typeof impact fee likely to passmuster in Massachusetts.The next sections
highlight that material pertinent to the- objectives of a by-law in thi ICeiley’s Corner area:

- road and sewerimprovements. -

IMPACT FEES FOR ROADS

In the earlierreferencedsurvey,30.8%of the respondentcommunitieswith Impactfeesimposed
suchfeesfor roadlmprovements.~

Generally,impactfeesfor road improvementsarecalculatedbasedon trip generation.A typi-
- cal ordinance wasexaminedin F&W Associatesv. County of Somerset~The ordinanceestab-
lished a “Transportation Improvement District” Cr10), and a methodology for calculatingeach
development’spro-ratashareof the costof necessaryimprovementsbasedon thenumberof trips
generatedby that development.MThe developerclaimed that the chargewasimpreciseand
disproportionate.Applying the rationalnexustest,the court rejected thisargument

It cannotseriouslybearguedthatamunicipalitymustcomputewith prclsion
to what extent improvements to an off-tract road network are a ‘direct conse-
quen&’ of a residential or office development.WhatmustbedemonstratedIsa
“rational” nexus, not mathematical certainty. For example, the assessment

should not be invalidated becausethere maybe aresidualbenefitconferredto
the generalpublic in itsuseof theoff-tract roadimprovementAn assessmentIs
subjectto challengeonly if thedeveloperIs requiredto pay a “disproportionate

5134 Mass.App. Ct. 507,512n.6(1993).

~Seenote60for figuresregardIngothertypesof impact fees.

~~648Aid 482(Nj. Super.Ct 1994)
54mpgenerationlnkrmatlonmaybeacquiredfrom thelit Manual.
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share of the cost of improvements that also benefit other persons. (citations
- omitted)

Similar results havebeenreachedin other statesadhering to the rational nexustestP5

Amongthe other factors important to courts reviewing impact feesfor road improvementare:

1. Whether funds collected are restricted to a precisezone,each with its own trust
- fund~’

2. Whether estimatedroad improvement costshavebeenbasedon detailed study of
problem traffic areas, suggestedcorrective changes,and the costof constructionof

- - theseidentified roadway improvementsP -

3. Whether, in assessingthe impact fee, the pennitteehasbeen credited with funds

paid into otheraccountsfor necessarypermits,wheresuchaccountsareusedto fund
road improvements.55

Another important consideration to keep in mind in devisingan impact fee by-law for road
improvements is the AppealsCourt’s ruling in V.S.H. Realty. Inc. v. Zoning Bd. of-Anpealsof
Plymouth.59The town mandated,aspart of a specialpermitdecision,improvements to a state-

numbered highway. The court held that the condition wasbeyond-the powersof the town in
that the MassachusettsHighway Department controls state-numbered highways. V.S.H.

suggeststhat a town impact feeby-law may be limited to the funding of improvements for town
or county ways.

It must be noted that the MassachusettsHighway Department has detailed rules for the
administrationof its accesspermitprogram. The powersof the departmentare far-reachinv it
may condition an accesspermit to facilitate safeand efficient traffic operations, to mitigate

traffic impacts,and to avoid or minimize environmental damageduring the constructionperiod
- - and throughout theterm of the permit.Such conditionsmay include,but not be limited~:

a.~necessaxylimitationson turningmovements;

- .. ~See,e.g.,I.ampertv. Town of Hudson, 612 Aid 920 (N.H. 1992);NewEngland Brickynaster v. Town of
Salem, 582Aid 601 (N.H. 1990);Home Builders and Contractors Associationof Palm BeachCountyv. Palm

BeachCounty,446 So.2d 140 (Ha. 1983);County of Du Pagev. RWS Development.Inc., 643N.E2d 242 (III.
565ee,Home Builders andContractors Associationof Palm BeachCounty v. Palm BeachCounty, 446 Sold

140, 142 (Ha. 1983).

57NewEngland Brickmasterv. Town of Salem,582 Aid 601,602(N.H. 1990). -

MF&W Associatesv.County of Somerset648 Aid 482,484(Nj. Super. Ct. 1994). - -

~30 Mass. App. Ct. 530,535(1991).
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b. restrictionsonthe numberof accesspointsto servethe parcel;

c. vehicletrip reductiontechniques;

d. - necessaryand reasonableefforts to maintain existing levelsof service;

e. designandconstnactionof necessarypublic wayimprovementsby thepermittee;and

f. reimbursementby thepermitteeof costsof inspectionof improvementwork.

The Town of Lincoln recently modIfied its curbcutby-law to take on exactlythesepowersin the
local regulation of accesspermits to town or county ways.The lincoln By-Law (appended
hereto) providesanother alternative to gain road improvements.Town meetingapproved the

by-law in late March, 1995. -

IMPACT FEES FOR SEWERS -

In the earlier referencedsurvey,36.6%of therespondentcommunitieswith ImpactfeesImposed
such feesfor sewer facilities.’0

Generally, impact feesfor sewer improvements are calculatedbased on the amountof water

consumptionof the premises,adjustedfor typeof use.A typicalordinance was examinedin
Hotel EmployersAssociationof SanFranciscov. Corsuch.”Thecity establisheda sewercharge
basedon the amountof incomingtapwaterdeliveredto eachuser.Thechargewascalculatedon
theassumptionthat 90% of all incomingtap waterwasreturnedto the sewersystem;the fee
was adjustedaccordingto the strengthof the dischargenormallyassociatedwith different
categoriesof users.Thecourtupheldthechargeasfoundedon arationalbasis.

SeveralMassachusettsdecisionsarehelpful in analyzingtheissueof feesfor sewerservices.In
Town of Winthrop v. Winthroo Housing Authority.’2 theAppeal~Court uphjld the town’s
annualchargefor useof thetown’scommonsewersystem,whichwasbaseduponapercentageof
yearlymeteredwaterconsumption.Thefeewasdesignedto coverthecostof annualoperation
andmaintenanceof thesystemandanyassessmentfrom theMWRA.

More importantly, in Berry v. Town of Danvers.3the AppealsCourt reviewedDanvers’
municipality’ssewerconnectionfee. The fee targetednewconnectionsor changesto existing

60fldsmadesewerImpactfeesthemostprevalenttypeof impactfee:otherpurposesIncludedwater~cllitles

(33.5%),roads(30S%Lparksandrea,eation(30.8),schools(13.5%)andotherpurposes(34.6%).

61669F.2d 1305(1982).

4227Mass.App, Ct. 645(1989). . - -

6334Mast App.Ct. 507(1993).

Xelle/sCorner SpecificAnn Plan Page91



connections,andwassetat $4.00for each gallon of sewageestimatedto be dischargeddaily.
The feewas basedon an estimated costof $2.00to remove eachgallon of infiltration inflow
(which has seriouslyoverburdened the existingsystem)and $2.00to coverthe other aspectsof

systemoperation. The fee was ruled anunlawful tax.The AppealsCourt held that the benefits
of the sewerenhancementprogramwerenot particularizedto the newconnectorschargedwith
its cost, that the chargewas mandatory rather than optional,and that the paymentswerenot
earmarkedfor thepuiposeof accommodatingnewconnections.

The court did, however,point to auseful model. In Bertonev. Departmentof Public Utilitiest’
the electrical hook-up charge levied againstnew customerswas upheld by the Supreme
Judicial Court. The hook-up chargewas

an amotmt that reasonably relates to the incrementalcost of the additional

acilities needed to provide them with service ... [and] paid ‘for only those
~1mprovemenb to the system... necessitatedby thenew customers,andhence

will benefit them alone, and the remainingimprovementsarepaid for by rate

- increasesimposedonall customers.65
-

Bertone suggeststhat a sewerimpact fee for an entirelynewdistrict would beupheldaslong as
thesefactors are carefully observed.

CONCLUSION

From a general perspective,Acton should consider the following factors in developing an
impactfee by-law for the ICelley’s Corner PlanningArea:

1. The impact fee should be authorized by speciallegislation.

2. The proceduresusedto adopt the by-lawmust be consistentwith the stateenabling act.
*

3. The termsusedin the by-law mustbeadequatelydefinedand not ambiguous..~

4. The substanceof the local impact feeby-law (targetedImprovements,paymentschedules,
appealmechanisms,etc.) mustbe consistentwith the enablinglegislation.

5. The by-law should provide payers a right to appeal the application of the by-law to Its
developmentbecauseof uniquesitecharacteristics.If an appellateprocedureis allowed,an
adequateprocessmustbe definedto satis~’due processrequirements.

~~411Mass. 536 (1992). - -

‘5ld., at 546.
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6. The town must adequately document the estimatedcosts of acquiringandconstructingthe
capital facilities and the inventory of deficienciesidentified in existing capital facilities.

7. The formula or methodologydevisedby the town to determinethe proportion of the need
causedby the newdevelopmentmust yield a Nrong}.Jy proportional” result.

8. The fundscollectedmust be specificallyearmarkedand segregatedinto a separatefund to
ensure that they are used only for the purposes for which they were collected,thereby
benefitting the developmentpaying the fee.

9. The actualexpendituresmust be localizedby zoneor trust funddistrict in order to ensure
that payers or their successorsin interest will actually and substantially benefit from the
facilities they are beingrequired to fund.

10. The funds exactedmust be spent for earmarkedpurposiwithin a reasonableperiod of time
(3-8years) or be returnedto thepayer. -

11. The by-law should award a credit to the payer for other payments,such as property taxes, -

licensefees,fuel taxes,and other expenditures,in order to avoid beingconstruedas “double
taxation.”

12. The feesshould not exceedthe costsneededto provide the newfacilities.

0.
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EXHIBIT A

Summary of Vehicular Trip Generation Analysis

(Daily vehicular trip ends)

Area
-

Land Use Existing
Existing
Zoning

Build-Out

Revised

Zoning
Build-Out

Subarea A Residential
Non Residential
Total All Land Uses

480
21,120
21,600

510

28,290
28,800

770
48,700
49,470

Subarea B Residential
Non Residential
Total All Land Uses

490
2,710
3,200

1,060
2,840
3,900

1,060
2,840
3,900

SubareaC Residential
Non Residential
Total All Land Uses

30
4,910
4,940

520
9,750

10,270

170
13,680
13,850

Subarea D - Residential
Non Residential
Total All Land Uses

10
6,950
6,960

310
7,050
7,360

20
7,850
7,870

Total Study Area Residential
Non Residential
Total All Land Uses

1,010
35,690
36.700

2,400
47,930
50,330

2,020
73,070
75,090

Important Notes:
The figures in this tabledo not indicate the volume of existing or future traffic in the
Kelley’s Corner Planning Area. Rather, they are estimatesof daily vehicular trip ends

basedon averagetrip rates for broad categoriesof land uses,and should be usedonly as
order-of-magnitude indications of traffic impacts from future development in the
Planning Area. - *

A “trip end” is an arrival at or a departure from a site: thus, every trip hasat leasttwo
“trip ends,” but it may have many more. For example,a driver might make stopsat the
supermarket, dry cleanersand gas station on his or herwayhomefrom work—this would
count aseight “trip ends” (one leaving work, two for eachstop along the way, andone
arriving at home),eventhough the vehiclemight appear only onceon any givenstretch
of road. In such a case,the “traffic” resulting from the trip (measured,for example,at the
intersectionof Main St. and MassachusettsAve.) would be only one-eighthof the number
of trip ends; and using the latter measure as an estimate of traffic volume would
drastically overstate the traffic impact.

It is not possibleto quantify the impactsof additional developmentin the Planning Area
without undertaking an extensivestudy of travel behavior in the planning area (e.g.,
originsand destinations;and distribution of through traffic vs. local traffic).
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EXHIBIT B

~ ~ ..... .n No. —

By Mr. Vanes ot Franklin, petition ot the Franklin Town Council
relative-to an impact fee for the city- of the town of Franklin
local Affairs. (Local Approval Received3 -

The CommonwealthofMassachusetts
In the Year One - Thousand Nine liuflureG and Ninety-Five

M Act Relative To Impact Fees For The Town ~of Franklin.
Be it enacted by the Senate Md House of Representatives in
General court assembled, - and by the authority of the same,
as follows: . -

I SECTION 1. Purposeand Findings — The city of the Town of Franklin
2 is-undergoing a period 6f subitantial growth. This growth baa
3 resulted in numerous. direct and indirect in~actsQn :the city end
4 it~ability - to adequately address those impacts - due to -its influx
5 of population. - The-. city has experienced development -related
6 impacts requiting capital Improvements ~o - school facilities

attended by children of new residents; accelerated deterioration in
S the level of service of its streets and roadkays, increased stress
9 on City facilities and infrastructures such as water end sewer

10 lines; and an increased need for capital improvements to its
11. municipal buildings and recreational fac4lities. Development
12 related impacts must be paid for by fai±~ share exactions from
13 developers so that the city can provide adequate services and
14 infrastn,cture to support future development.

1 SECTION 2. Establishment of an Impact Fee ~y—LaW —

2 A) The Franklin Thwn cc,uncil may, by a genetal by-law, require the
3 payment -of an impact fee as a conditi*n of approval of a
4 development impact project plan, as defined,by the by-law, for any
5 .future development within the jurisdiction of this act. The impact
6 fee shall only be imposed on the construction, enlarging,
7 expansion, or substantial rehabilitation of projects, the by-law
B shall be used solely for the purposes of defrsyinç the costs of
S capital improvements caused by and necessary to support future

10 development such as, but not limited to the followings capital
11 improvements to school facilities, public facilities, roads,
12 drainage, sewers water, public safety facilities,parks,
13 playgrounds and otSer recreational facilities.

14 9) The impact fee b~-1awmay be enacted if the following criteria



flLt meL;

1) A rational nexus shall be established that shows the
17 relationship between the creation of new units and their impact on
18 the following services including, but not limited to school
19 facilities, public -facilities, roads drainage, sewers, water,
20 public safety faôilities, parks, playgrounds and other recreational
21 facilities. -- - -

I I
22 2) The city shall develop and prepare a study that evaluates
23 existing capital improvement plans for public facilities. The
2-4 study shall analyte potential build—out in the city, the impacts of
25 future developmentand the need for public facility improvements as
26 a result of future development. My impact fee which may be
27 established pursuant to this act shall be set in accordance with

28 the methodology set forth in the study.

3) The SEpac.t fee shall be established on ~he basis of the cost
projections in the capital improvement plans land study as described

- in section 2 (0) (2) and the expected level off development.

32 4) -The city shall have the authority to breate a distinct and
:33 separate account for each impact fee ensct~d by the city for the

34 -services delineated in~ section 2(B)(l) in order- to make
35 ir~provtments made necessary -by and resulting from future

~~36 development. Interest earned shall be credited to each impact fee
c37 account.- -No ekpenditure shall be made from +ach impact fee account

38 without appropriation by the Franklin Town Council. No impact fee
,39 shall be paid to the city’s general treasury or used as general

4O revenues subject to the p~ovisioha of X.G.L. c. 44 553.

:41 5) The level of any impact tee shall be reviewS at least every
42 three (3). years and reset as required based ~ipon the recommendation
43 of the Town Administrator.

1 SECTION 3. This act shall take effect upott date of passage.

4-



- ExinanC

ARTICLE . TO SEE IF THE TOWN WILL VOTE TO AMEND ARTICLE XI OF THE TOWNOF
LINCOLN’S GENERAL BY-LAWS BY DELETING SECTION 3(c) IN ITS ENTIRETY AND
ADDING A NEW SECTION6, AS FOLLOWS:

Section6. PublicWay AccessPermits.

A. Purpose.It is the purposeof this by-law to provide for the review of public way access
permit applicationsto provide for predictable, timely, and uniform proceduresand public
safety.Theseproceduresapply to public wayaccesspermit applicationsfon

1. newaccessto apublic way;

2. physical modification to existing access-to a public way;

3. useof new or existing accessto servethe building or expansionof a facility that generatesa
substantial increasein or impact on traffic from properties that abut thepublic way.

B. Definitions. In- this By-Law the following terms shall havethemeaningsprescribedbelow.

1. “Modification” shall meanany alteration of the physical or traffic operational featuresof
theaccess.

2. “Substantial increaseor impact on traffic” shall mean that generated by a facility which
meetsor exceedsany of the following thresholds:

a. Residential, including hotels,motels, lodging housesand dormitories: Any increase
to the existing certificate of occupancyof more than 25 persons

b. Nonresidential: 250 trips per day, as defined in the ITE Trip Generation Manual,
4th ed. - *

S.

c. Nonresidential: 25 newparking spaces

d. Nonresidential: 5,000newsquarefeet

C. Submittal of Permit Application. The Board of Selectmenshall be responsiblefor the
Issuanceand/or denial of public way accesspermits.A permit applicant shall requestissuance
of a permit on a standard form supplied by the boardof selectmen.A permitapplicationshall
be deemedcomplete by the board of selectmenonly - after the following items have been
submitted:

1. standard application form; -
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2. evidenceof certification of compliance with MEPA by the Executive Office of Environ-
mental Affairs of the Commonwealth,if necessary;

3. engineeringplansacceptableto the boardof selectmen,whererequiredby the board.

The Boardof Selectmen,by regulation, mayadopt a scheduleof reasonablefeesto accompany
said application.

D. Proceduresof the Board of Selectmen.

I. Any application for a public way accesspermit, other than an application pertaining to a
single-family residential structure, shall be transmitted by the board of selectmenwithin
three (3) working daysto the planning board for review and comment. The planning board
shall; within twenty (20) days of receipt of the application, report to the board of select-

a men-in writing its findings asto the safety of the proposed activity and, in the event of a
finding that the proposedactivity would be unsafe, its recommendations,if possible,for

the~adjustmentthereof. Failure by the planning board to respondwithin twenty days of the
receipt of the application shall be deemedlack of opposition thereto.

:c 2. Where an -application is deemedcomplete,the board of selectmenshall render a decision
- - within the following timetable, by filing samewith the Town Clerk:

a. For an application pertaining to a single-family residential structure: twenty (20)

days;

b. For any other application: forty (40) days.

Where the board of selectmendenies said application, it shall state specific findings for
the denial in its decision.

E. Powersof the Board of Selectmen.

1. Thboard of selectmenmay deny the issuanceof a public way accesspennitdue to the
failure of the applicant to provide sufficient highway improvements to facilitate safeand
efficienthighway operations, or when the construction and useof the accessapplied for
wouldcreatea conditionthat is unsafeor endangersthe public safetyand welfare.

2. The board of selectmenmay, in the alternative, condition an accesspermit to facilitate safe
and efficient traffic operations, to mitigate traffic impacts, and to avoid or minimize
environmental damageduring the construction period and throughout the term of the
permit.Suchconditionsmayinclude,but not be limited to:

a. necessarylimitationson turning movements;

b. restrictionsonthe number ofaccess.pointsto servetheparcel; -
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c. vehicle trip reductiontechniques;

d. necessaryand reasonableefforts to maintain existing levelsof service;

e. designandconstructionof necessarypublic way improvementsby the permittee; and

f. reimbursement by the perrnittee of costs of town inspection of public way
improvementwork.

3. Variance. Where site or accessstandards do not allow the proposed accessto meet these
standards,the board of selectmenmay vary application of thedesignstandardson a caseby
casebasis,upon the finding that:

a. for either a private applicant or a governmental entity, where there areno reason-
able available alternatives which would allow accessin compliance with these
standards.In this case,the applicant must commit to provide-measuresto mitigate
impacts to traffic and operational safety, which the board of selectmendetermines
are necessary;or

b. asan alternative procedure for a governmental entity only, the variance is neces-
sary to accommodatean overriding municipal, regional, or state public interest,
including the avoidanceor minimization of environmental impacts.

F. AccessPermit Provisions.

1. Construction under the terms of a public way accesspermit shall be completed within one
year of the date of issue,unlessotherwise stated in the permit. The board of selectmenmay
extend the permit for an additional year, at the written request of the permittee, filed
prior to the expiration of the original construction period.

2. When the board of selectmendetermines that a permit condition hasnot been complied
with, it may suspendor revoke a public way accesspermit if, after notice-’to the permittee
of thealleged noncompliance,twenty-four hours have elapsedwithout compliance.

3. The board of selectmenmay requirea performancebond to be postedby the permittee in an
amount not to exceedthe estimatedcost of the work or $50,000.00,whichever is the lesser.
The performancebond shall bepostedprior to the issuanceof thepermit.

4. The board of selectmenmayissuewrittenorders to enforcethe provisionsof this by-law.

ORWHAT IT WILL DOIN RELA11ONTHERETO.

A41r/a Corner SpecificArea-Plan Page103



KELLEYS CORNER

SPECIFiC AREA PLAN

Appenclix:

INVENTORY AND ANALYSIS REPORT

Preparedb7

Acton PlanningDepartment

ConsultingAssistanceProvidedlay

Tke LandUseCollaborative

June 1995

This project was fundedby - StrategicPlanning Grant awardedb, t&. Commonwealthof

ExecutiveOfficeofCommunitiesandDevelopment

Manachuseus,

S.



Keie~sCorner Plan, lnvento,y and Analysis

KELLEY’S CORNER SPECIFIC AREA PLAN

INVENTORY AND ANALYSIS

if the Kelley’s Corner Plan is to become a useful guide to future growth and
development, it is important to understand where the Kelley’s Corner Planning Area
stands today. What are its resources, limitations, potentials and opportunities? What
role does it play in Acton today? This section gives an overview or snap shot of the
existing conditions in the Kelley’s Corner Planning Area.

1. LOCATION

Kelley’s Corner in Acton is generally known as the commercial center surrounding the
intersection of Main Street (Route 27) and Massachusetts Avenue (Route 111). Acton
is located 20 miles west-northwest of the City of Boston, Massachusetts. It is midway
between Route 128 and Interstate 495, the two principal highways encircling the
Boston metropolitan region (Figure 1). Route 2 leads through Acton. It is a major
highway from Boston in a westerly direction and connects the north-central and western
regions of the State with its capital. The Boston-Fitchburg commuter rail also services
Acton with a stop in South Acton less than I mile south of KeIIeyss*Comer. The
Kelley’s Corner Planning Area is in a favorable location within the region and the Town
of Acton. Most of it is directly accessible via Routes 2, 27 and 111 (Figure 2).

The 0.9 square mile Kelley’s Corner Planning Area comprises the Kelley’s Corner
business center, the adjacent regional school campus, and to the northwest an
industrial area off Hayward Road (Figure 3). In the south, the PlanningArea includes
residential neighborhoods along Prospect and Main Sheets and reaches to include the
shopping center at the intersection of Prospect Street with Main Street. Toward the
east, the Planning Area extends along the south side of Route 2 (including Route 2)
across Piper Road to Hosmer Street -

ActonPlanningDepa,tment - March 6, 1995 Page1



I
I
I

I)
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Acton
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Neighboring
Towns
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FIGURE 2
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Kelley’s Corner Plan, Inventory and Analysis

Aclon PlanningDepartment - March 4 1995 Page 4



Kelley’s Corner Plan, Inventory and Analysis

2. HISTORY AND BACKGROUND

Until the 1950’s Kelley’s Corner was just a country crossroad (1952 aerial photographs
- Acton Engineering Department), although the Route 27/111 intersection was already
signalized. Route-2 had just been completed. The suburban housing boom had not yet
begun in earnest. The demand for shops, services and employment were nof high
enough to support another commercial center to compete with downtown Maynard and
Concord, and the villages of West Acton and South Acton.

From the beginning of land use zoning in Acton in 1953, Kelley’s Corner had been
zoned for business uses. With suburban housingS growth in the 1960’s, business
growth soon followed. Kelley’s Corner developed into:a:contemporary suburban
shopping and service area. But it is unique when compared to most other commercial
areas that developed in the same~period. Kelley’s Corner has evolved into a
commercial center with defined edges and boundaries, unlike the ubiquitous suburban
‘strips’ that stretch for miles along road sides. Although Kelley’s Corners structural
appearance is contemporary, it’s size and extent compares with the traditional town
centers and villages of New England. This fact alone offers opportunities for future
development that would not exist with a commercial ‘strip’. It is usually easier and more
cost effective to improve a center with needed infrastructure such as sewers, streets,
parking and sidewalks.

The first Acton Master Plan of 1961 recommended Kelley’s Corner as one of two ‘main
community business areas to serve the Town and surrounding.communities’. The 1991
Master Plan resulted in significant zoning changes which direct future growth into
growth centers of which Kelley’s Corner is one. This current Master Plan identifies
Kelley’s Corner as ‘the most appropriate area in Acton to locate businesses and retail
stores with regional attraction’. It continues: “This is due to the area’s close proximity
to Route 2 as well as the Town’s desire to protect the character of Acton’s more historic
village centers and to control further commercial strip development. The need exists to
develop a plan for Kelley’s Corner in order to develop solutions to current traffic and
sewer problems, while ensuring the area’s vitality and attractiveness as a regional
business center.” This Kelley’s Corner Plan implements the Master Plan’s
recommendation.

The Kelley’s Corner Planning Area is larger than the Kelley’s Corner business center.
It includes Kelley’s Corner itself, the adjacent regional school campus, two nearby
industrial areas and a small shopping center to the south, along with some residential
neighborhoods and vacant parcels in the vicinity. These parts of the Planning Area are
distinct entities from one another. Nevertheless, they relate to. each -other in many
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ways through the people who live and work there or otherwise come into the area on
foot or, more commonly, with their automobiles. In addition, the real possibility exists
that one part might hold the solution to problems encountered in another part. For
instance, the Kelley’s Corner commercial center and the regional school facilities are in
needior a sewer facility. There, soils are not well suited for on site septic systems
causing inadequate or poor system performance, or sometimes failures. However, in
the easterly part of the Planning Area soil qualities for subsurface wastewater disposal
appear much more favorable. Looking at the area as one whole allows for better and
more comprehensive planning toward a viable and lasting solution.

In addition, the Town has proposed the entire Planning Area for consideration as a
Concetitrated Development Center to the Metropolitan Area Planning Council (MAPC),
the Boston regional planning agency. As part of the MAPC’s MetroPlan 2000, areas
designated as concentrated development centers would receive MAPC’s priority
recommendation for state and federal infrastructure investments.

3. LAND USES

Figure 4 shows the distribution of land uses in the Kelley’s Corner Planning Area on a
parcel basis. The core commercial center on the Main Street and Mass. Avenue
intersection is generally referred to as Kelley’s Corner. It has many retailers, a large
collection of service enterprises and two residential condominium complexes shown as
multi-family land use. To the west, between Mass. Avenue and Hayward Road is the
school campus with the Acton Boxborough Regional High and Junior High Schools, the
Merriam School, and the McCarthy Town School, shown as educatienal land use.
North Of the campus along Hayward Road, the Planning Area inaudes a commercial
child care center and several industrial facilities.

To the east of Kelley’s Corner, the Planning Area includes Route 2 with its signalized
interiection at Piper and Taylor Roads, office and industrial facilities off Piper Road,
and the auto auction site off Hosmer Street The triangle south of Kelley’s Corner,
bounded by Mass. Avenue, Prospect Street and Main Street, is primarily in single-
family residential use. At the south of the triangle is a smaller shopping center. The
government land shown along Main Street across from this shopping center is in part
Acton Water Distnct land with a storage tank The rest is part of the Great Hill
Recreation Area Several vacant parcels, a few large ones, are scattered throughout
Two religious institutions are also part of the mix. Figure 5 shows the proportionate
shares of land uses based on land area of parcels
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KELLEY’S CORNER PLANNING AREA

PERCENTAGE OF LAND USES

(BASED ON ACREAGE OF PARCELS)
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Acton Planning Department.. March 6, 1995 Page 8



Kelley’s Corner Plan, Inventory and Analysis

Table I summarizes information contained in the Acton Planning Department’s parcel
database concerning parcel size and development intensity for parcels developed for
single4amily, multi-family, commercial and industrial uses:1

• The typical, or median single-family residential parcel in the planning area
contains about one-half acre of land. This is close to the minimum lot size for
the Residence 2 zoning district, which governs most of the residential land in the
planning area. The mean single-family parcel area (as contrasted with the
median) is brought up by the inclusion of few large parcels, in particular, the 27-
acre parcel at Piper Road and Route 2.

• The median area of industrial parcels in the study area is about 7.9 acres,
compared to 1.2 acres of the commercial parcels.

Table I

Single-
family

Multi-
family

Commercial Industrial

63 2 29 4

75.50 4.69 135.06 48.31

Median 0.54
Mean 1.20

2.35
2.35

1.19
4.66

7.86
12.08

dwelling unit:
•Median 0.54

Mean 1.20
0.07

• 0.07

Median

Mean

0.12
0.15

0.23
0.24

For the purpose of this report and to more accurately estimate build-out potential (see build-out
analysis later in this report), the standard parcel list as used by the Town assessors was modified
for the database used here, by 1) combinIng adjoining parceis in common ownership, and 2)
splitting parcels along zoning and distind land use boundaries.
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• In terms of floor area ratio (the ratio of total floor area to total parcel area =

FAR), industrial parcels are about twice as dense as commercial parcels - the
median FARs are 0.23 and 0.12, respectively. This results from the lower
parking requirements of industrial uses, which permits more of the parcel area to

- be covered by buildings.

4. NATURAL RESOURCES REvIEw

Surface Geology and Soils, Topography: -

The 4ominant geolOgic surface formation in the Kelley’s Corner Planning Area, as in
rnucb of the rest of Acton, is ground moraine deposited by the glaciers during the last
ice age. This material, also called non-stratified drift or glacial tiIl~was deposited in
broad but relatively thin sheets, and bedrock outcroppings are frequent (W. R. Hansen,
Geology and Mineral Resources of the Hudson and Maynard Quadrangles,
Massachusetts, Geological Survey Bulletin 1038, 1956; map by W.R. Hansen, 1948).
Due to the unsorted composition of rock fragments of all sizes, pore volume within
glacial till is typically very small, its mineral surfaces are very adhesive and allow little
movement of free water. Soils that evolved from this raw material have a high filter
capacity, but very slow water infiltration or percolation rates. Therefore, this material is
poorly suited for use in wastewater effluent absorption fields, which must have a certain
minimum percolation rate to meet Massachusetts health and environmental regulations.

In parts of the easterly portion of the Planning Area the surface geology map shows the
possibility of more suitable materials for subsurface wastewater disposal. There,
sizable areas of stratified drift can be found. Stratified drift is generally more sorted
gravel, sand and silt deposit from glacial out wash with a larger pore volume, lower
filter capacity, but higher percolation rates. More of these deposits ~an be found east
of--iheplanning area near Route 2, School Street and Wetherbee Street, and in a few
srñaller pockets in and surrounding the Planning Area. • Figure 6 shows areas where
soils,-.are probable to have a medium to high suitability for use for wastewater
absorption fields. Note, that the area just west of Hosmer Street (now the auto auction)
shows up as “not rated”(X) because at the time when the information for this map was
collected this area was a sand & gravel pit without natural soils remaining. it is likely
that this area still has sufficient material that is suitable for wastewater disposal.

The natUral landscape throughout the Kelley’s Corner Planning Area is gently rolling.
Elevation differences are very modest. The high elevation of 246 feet above sea level
is near thejuhior High School, and the low point of 148 feet is in the east corner of the
Planning Area near HosmerStreet (Figure 7). :- ••. • • •
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United States Geological Survey Map
Maynard Quadrangle -1987

(section enlarged)

FIGURE 7
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Kelley’s CornerPlan, Inventory and Analysis

Surface Water:
There are few surface water resources in the Kelley’s Corner Planning Area. Wetlands
and flood plains make up a moderate 11.6 percent of the total land area (Figure 8).
Wetlands are protected from filling and construction under the Wetlands Protection Act
and Acton Conservation Commission regulations. Flood plains are protected under the
Acton Zoning Bylaw, which prohibits new construction in the Flood Plain zone. Areas
within flood plains are subject to flooding at least once every 100 years.

Narrow wetlands in the western and central portion of the Planning Area form Cole1s
Brook, which meanders eastward along Route 2 and along the rear of parcels in the
easterly portion of the Planning Area. A man made pond, named Clear View Pond, is
also located in the easterly part. A flood plain is -delineated along Cole’s Brook,
beginning at Mass.- Avenue in the central portion of the Planning-Area~-thenfollowing
the brook in an easterly direction.

Groundwater:
Acton’s sole drinking water supply lies in shallow aquifers underneath the Town itself.
That supply -is limited although not immediately in danger of running out. Nevertheless,
the Massachusetts Department of Environmental Protection has established maximum
water withdrawal limits for all river basins in the State, and has issued maximum
withdrawal limits for Acton at 1.83 mgd (million gallons per day annual average) for
1994-96, 1.92 mgd for 1996-2001, 1.93 mgd for 2001-06, and 1.94 mgd for 2006-11.
Historic withdrawal rates have been as follows:

year 1980 81 82 83 84 85 86 87 88 89 90 91 92 93

mgd 1.44 1.38 1.48 1.69 1.68 1.59 1.53 N/A 1.59 1.46 1.50 1.44 1.73 1.79

-4.

Without greater conservation efforts, the continuation of-thepast trentwill conflict with
State regulatory limits by the end of the 1990s.

There are no public water supply wells in or near the Kelley’s Corner Planning Area.
The Town of Acton Zoning Bylaw establishes protection zones around public water
supplies. - Most of the Planning Area is in Zone 4 (Figure 9), which is farthest away from
any well and where land use and development activities least affect the water supply
quality. Only the easterly portion of the Planning Area is partially in Zone 3, which
indicates sand and gravel deposits that connect with public water supplies. However,
this portion is relatively distant from the welts and does not lie within the area of well
draw-down. Compliance with existing zoning regulations will provide sufficient
protection. -

Acton Piannk,g Depatnest-Math4 1995 Page13
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StreetUnks~ I
Table 2 shows traffic volumes and street capacities for major streets In the Kelley’s Corner Planning Area reflecting 1989
condifiont

1989 Build-Out 1989 1989 1969 1989 Build-Out Build-Out
AWD’P AWDT week day week day week day Week day week day week day

(vpd)2 (vpd) - AM peak AM PM peak PM. AM PM
v/c ratio3. - v/c ratio v/c ratio vlc ratio

Jj~ywwd ‘1?.~J!~L.
.1~2!T!t!!!!M!L...

Main Street ,27 (A):
north offit. 111

~2!~2i~_1it.JB99__

19600 24400 1488 0.88 1783 0.90 1.69 2.18

— —

Mass.Ave., 111 (A):
eastofRt27 14000 22200 868 0.57 1013 0.66 0.93 1.10

~ 13~ - -

- Piper Road (C) 3000 7800 292 0.44 396 0.59 1.23 1.43

:~~:::(~:i~E:~
TaylorRoad(C) 2200 4000 261 0.38 291 0.41 0.92 1.01

AverageWeekdayDaily TraffIc.
2 Vehlciesperday.

Volume.to.cepactty(vFc) ratio Is basedon estimatedcapacftyat levelof service(LOS)C for collectorstreets,andEfor arterial streets.
Thev/eratioIs ameasureof thedegreeto whidi traffic Is Sngthesheersavailablecapacity. A v/c ratiobelowonemeansthatthe
sheetIs belowfull capacity;av/c ratioofonemeansatfull capacity;av/cgreaterthanonemeansovercapacity.
GA) • MedalStreet;(C) • CollectorStreet(I.) ~LocalStreet

Attn RamtgDepa.tnfl- March 4 1995 Page16



Kelley’s CornerFf84 InventoryandAnafrsts

The numbers in Table 2 for build-out conditions in Acton under current zoning
limitations are estimates developed by Vanasse, Hangen, Brustlin, Inc. for the 1991
Acton Master Plan.

Table 3 shows additional information for Route 27 and Route 111 (Vanasse &
Associates, Inc. for McDonalds Corporation, June 1994).

Table 3
AWDT Saturday mid-day peak. mid-day peak

__________________ weekday Saturday

-Main St,27-south
ofR,111 14900 13800 1209 1441
Mass. Ave., 111-
westofR.27 11500 10600 907 1147

With respect to Route 2, the average daily traffic volume recorded in 1986 was 30980
vehicles (Massachusetts Highway Department (Mass. Highway), R.2 reconstruction
plans Acton - Harvard, 1989). Mass. Highway estimates the average daily traffic
volume to increase to 43870 vehicles by the year 2006.

Table 4 shows the peak hour traffic volumes were recently recorded on Route 2 by the
Massachusetts Central Transportation Planning Staff (CTPS):

AM PM
Between PiperITaylor & eastbound 2021 1,~1I
RoutellI (1990) -

westbound 1238 2700

Just west of the eastbound 1604 1252
Concord Rotary (1992)

westbound 986 1966

Intersections:
Table 5 shows intersection data as available from the 1991 Master Plan for major
intersections in the Planning Area.

ActonPianningDepwvnett-Math 6,1995 Pigs 17
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Table 5 -

Accidents/year 1989 Build-Out
(1984-87
average)

LOS1 v/c ratio LOS v/c ratio
AM PM AM PM AM PM AMPM

Sianalized
Intersections

Routes27/111 23(2Oin1988) E E 1.00 1.00 F F ~2

Piper/TaylOrIRt.2 16 D F 1.09 1.09 F F - -

Unskinalized
Intersections

Rt.2eSboundramp/Rt27 14(combined) F F - F F
Rt,2westboundramplRt27 C D - F F
Prospect/Rt.27 5 E D - F F
ProspectSt/Rt111 C D - F F
Routes2IlII . 7 - - F F

I Level of service (LOS): - Expression for 4egree of Intersection congestion. LOS A represents very good operating conditions and no
-congestion., LOS F represents very pooPor failing operating conditions. LOS E Is generally considered acceptable for arterial street
Intersections hi urban and suburban areas.

2 Nodatá.
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Kelley’s CornerPlan, InventoryandAnalysis

Table 6 shows additional information for the Route 27/111 intersection (Vanasse &
Associates, Inc. for McDonalds Corporation, June 1994).

Table 6

Routes 27/111
weekday

B

LOS

Mid-day peak hour

- Saturday
B

v/c ratio

0.71 0.89

Route 2:
With respect to Route 2 access, there are two distinct segments of the Planning Area
with differing issues and opportunities:

The easterly portion, from the Route 111 junction to Hosmer Street, has frontage
and therefore visibility from Route 2. This creates the potential, and possibly
increased development pressures, for uses with a regional orientation, ranging
from hotel / conference center to office park to large-scale retail uses.

throughout Acton.

Bikeways:

Bikeways do not exist within the Planning Area.

Page 19

In contrast, the central portion of the Planning Area is invisible from Route 2
itself, and land uses with a regional orientation, particularly retail uses, do not
directly benefit from proximity to the highway. However, this area experiences
existing traffic congestion problems relating to Route 2 access at peak hours.

Sidewalks:
Existing sidewalks do not connect well and are partially in disrepair. For the most part
sidewalks are only on one side of the street. Separate pedestrian access is not
available to many businesses. There are few convenient and safe sidewalk or walkway
connection connecting the various parts of the Planning Area and connecting the
Planning Area to surrounding neighbothoods. The Master Plan recommends sidewalks

ActonPtannh~gDeportment- Math& 1995
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Kelley’s Corner Plan, Inventory and Analysis

Transit / Commuter Rail:
No public or private agency is offering regularly scheduled transportation services in
Acton, Only the Council on Aging provides on demand transportation for the elderly.
The South Acton commuter rail station is within one mile south of the Planning Area.
This creates both opportunities and challenges:

Opportunities:

• The Fitchburg / South Acton commuter rail line provides a high level of regional

~ service, with 16 inbound and 16 outbound~.trains stopping at the South Actonstation each weekday, B trains each way on Saturdays, and 7 trains each way on
Sundays. This is a tremendous resource for Acton residents, including those
who live in the study area. -

• Although there are no data, it is probable that train service does not currently
play a major role in bringing employees to Acton. Nevertheless, the proximity of
the station to Kelley’s Corner should be considered as a potential transportation
resource for certain types of land use activities (e.g., hotel conference center).

C hallengés:

• Some of the peak hour traffic in Kelley’s Corner and South Acton (including cut-
through traffic on Prospect Street) may be attributable to the commuter rail
station. This would increase with the expansion of rail service. On the other
hand, development of a West Acton station, and, more importantly, of park and
ride facilities further west along the Fitchburg line, could avoid or divert some of
the traffic that currently arrives at South Acton from areas west of Acton.

Middlesex Bank Cut-Through: — *

The~putthrough at the Middlesex Bank from R.27 to Ri 11 is a private driveway, but it
funäffdns like a street. No volume and level of service information is available. This
drivtetwáy should be. evaluated along with all other street segments and intersections in
the Planning Area.

Master Plan recommended Improvements:
The following summarizes the recommendations in the 1991 Master Plan concerning
improvements on the Kelley’s Corner Planning Area streets and intersections. Some of
these recommendations have changed as noted since the Master Plan was released. In
some cases certain improvements were made, also as noted. In this Kelley’s Corner

AclonPlanningDepwtment- March 6, 1995 Page20
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Plan, all recommendations need review, reevaluation, revision and supplements as
appropriated.

Route 27 Widen for dedicated left turn lanes at street intersections and major
driveways.

Routes 27/111 Widen intersection approaches for additional traffic lanes. In 1992,
the signal timing device was adjusted resulting In an overall
improvement during the AM peak hour from LOS E to LOS C
(VHB, traffic signal evaluation, Kelley’s Corner, 1991). An extra
approach lane has also been installed on Route 111 eastbound.

Routes 2/27 ramps At the westbound ramp intersection, widen Rt. 27 southbound for
left turn lane to Rt. 2 westbound, or install lane pavement markings
if wide enough. The Master Plan has also considered an alternate
westbound on-ramp, but this recommendation was dismissed as

- unnecessary (Master Plan Coordinating Committee, 193).

At the eastbound ramp intersection, install a signal to prevent back
ups into the Route 2 main line, which was a problem. The signal
timer adjustment at the Routes 27/111 intersection has largely
eliminated back ups onto Route 2, but they do occur from time to
time when the timer is out of order. A separate signal at the ramp
is considered not necessary at this time (Master Plan Coordinating
Committee, 1993).

Route 27/Prospect Realign and consolidate two Prospect Street approaches to Route
27 to one intersection. In late 1991, the tarthet Investigation
resulted in the following - recommendation: - -Maintain the double
intersection, but reconfigure to eliminate cut through from Prospect
south to Prospect northi ant install - a signal ‘at the - southerly
intersection (VHB, 1991).

Rt 2/Piper/Taylor At a minimum, upgrade signals and intersection configuration,
some of which has been done. As a better solution, install a grade
separated interchange.

Sidewalks As part of a town wide recommendation for more sidewalks, the
- - - Master. -Plan - recommends sidewalks along all streets Within the

PlanningAret :-

Aclon PlannIngDepartment- Ma’th 6,1995 - . P89021



Kelley’s CornerPlan, InventoryandAnalysis

6.- INFRASTRUCTURE

Besides the public streets, sidewalks, and the water supply system there are no other
public infrastructure facilities within the Planning Area. A public wastewater collection
system does not exist. Yankee Village at Town House Lane is serviced with a private
package treatment plant. All other wastewater is disposed of via private on-site septic
systems. Some systems are reported as inadequate or failing. Besides existing zoning
limjtations, the- reliance on septic systems in poorly suitable soils is the -most limiting
factor on growth and redevelopment in most of the Planning Area.

7 CURRENT ZONING REGULATIONS - OVERVIEW

Figure 10 shows the current base_zoning districts in the Kelley’s Corner Planning Area.
The most controlling - regulatory limit in the non-residential districts is the Floor Area
Ratio (FAR) ceiling of 0.20. This means that the maximum building floor area on a lot
cannot exceed 20% of the lot area, Building setback requirements, height limits and
parking requirements also shape the physical appearance of the built environment. In
the non-residential zoning districts of the Planning Area, the minimum building sethack
requirement from all lot lines is at least 30 feet. This results in a substantial distance of
buildings from the street with car parking typically in the front. It also causes a wide
separation of buildings from each other. The height limit is set at 36 feet, which allows
up to three above ground stories. Parking lot design standards require extensive
landscaping and screening. Note, that many existing buildings and commercial sites
do not conform with the regulatory dimensional standards. However, substantial
reconstruction and new construction must comply. - -

The-maximum allowed residential densities in the residential districts are:.-
• - TC-.R2: I dwelling unit/20000 square feet -

• - . ::8/~ I dwelling unit/40000 square feet -

• ~RA 5 dwelling units/acre (43560 square feet)

Table 7 summarizes the land use regulations of each zoning district in the Planning
Area. It shows, by broad categories, the land uses that are generally allowed in a
distnct.

Figure 11 shows the Affordable Housing Overlay Districts where the Zoning Bylaw
allows higher housing densities in-exchange for the provisionof affordable housing. In
the ~AffordabIeHousing Overlay-- District, -the residential -density may exceed the
maximum density of the base zoning district if affordable housing units are part of the

ActonPlannIngDepartment- Al oh 6, 1995 - Page22 -
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Kelley’s CornerPlan, InventoryendAnalysis

Table 74

Zoning Districts

Land Use XC GB GI OP2 R2 R814 RA ARC

Single Family Residences - 7 n2 n j 7 n
Multi Family Residences n n n n n n SP~ n
Retail 1 7 n n n n - n n

Services - 7 7 n n n n n n

Restaurants SR n n n n n n
Amusement/Entertainment SR SP SR n n - n n n
Recreation (commercial) SR SR SR n n n n n
Motor Vehicle Sales! Serv. 7 n n n n n n

Professional Offices 7 n n n n n

Governmental/Institutional / / / / 1 / / - 7
Warehouse / 7 7 n n n n n

Lightlndustry SR SR 7 / n

Heavylndustry fl Ii n n n n n n
Earth Removal/Mining SR SR SP SP SR SP SR SP

a

development The maximum density in Sub-district A is 25% over the base maximum
zonipg density. In Sub-district B the maximum density is five units per acre. Also, refer
to Figures 9 and 10 for Flood Plain and Ground Water Protection Overlay District
boundaries, respectively.

flowed use

Usenotalowed.
Special Permit re%fred. - -

TheMon Zoit9 Bylaw has mimerous tse s*tcategcdes. TNt table Is a summary only to show the
emphasis of eath dstnct.

ActonPlanningDepartnert- Math~ 1995 Page24
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KellefsCornerPlan, InventoryandAnalysis

& BUILD-OUT ANALYSIS

The location and amount of development that can occur in the Kelley’s Corner Planning
Area are determined by Acton’s land use regulations and by physical constraints of the
land itself. The build-out -analysis was done to identify the maximum potential amount
of development, or build-out potential, which is ‘programmed’ by the current zoning
regulations while considering physical constraints, such as wetlands and flood plains. It
will also allow a prediction - of how regulatory changes would affect this build-out
potential. The assumption is that the planning area will build out to its maximum
accdçding to the existing or proposed land use regulations. In other words, the results
of th~1analysis show the ultimate amount of development, allowed under existing -or
prop?~iedland use regulations. A build-out analysis - is not -a growth projection. It
makë~no prediction about the rate of growth and sets no time when the build-out
condition will occur. Market factors, existing infrastructure limitations and similar
factors that might be subject to change over time are not considered in the build-out
analysis. For instance, in a strong suburban growth market where the rapid influx of
people and capital encourages development and overcomes infrastructure limitations,
such as the lack of a sewer collection system, build-out could occur quickly. In weaker
markets, as they may be found in rural areas or inner city districts, build-out may occur
only after a long time, or maybe never.

The build-out analysis for the Kelley’s Corner Planning Area estimated the amount of
total non-residential building floor space and the total number of residential dwelling
units under build-out conditions. In the analysis it was assumed that the long term
trend of development and changes of uses, where possible under zoning, will be
toward a maximum in commercial development at the cost of existing residential
housing stock Only the basic land use regulations have been considered in the
analysis. Discretionary variances or special permits could lead to som~hatdifferent
resuiI.

-s
Builds ut estimates were done on all parcels located within the Planning Area. These
162.-parcels represent’ an area of approximately 477 acres not including streets. Of
theieç 421 acres are uplands outside wetlands or flood plains èuitable fordevelopment.

162 parcels as shown In the Town Assessors list. For the purpose of this report and to more
accurately estimate build-out potential (see build-out analysis later In this report), the standard
parcel fist as used by the Town assessors was modified for the database used here, by 1)
combining adjoining parcels In common ownership, and 2) splittIng parcels along zoning and
distinct land use boundaries. -

ActonPlanningDepa’tmest-Math6, 1995 - Page26
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Figure 12 shows 1) the existing non-residential floor area compared with the potential
total floor area under build-out conditions, and 2) the existing number of dwelling units
and the potential total number of dwelling units under build-out, both times assuming
current zoning regulations. The estimated non-residential building floor area can
increase by about 40%, or 575,000 square feet above the current level. The number of
dwelling units can increase by about 110%, or 146 units1 above the existing number,
not including the even higher potential under the affordable housing optiOn.

The shown non-residential building floor area does not include the school buildings
within the Planning Area. The total floor area of the school buildings is approximately
447,000 square feet, bringing the existing total to 1,452,000 square feet No build-out
figure was estimate for the school buildings. They are mostly located in residential
districts. Therefore, zoning regulations, which affect -the maximum floor area of other
non-residential buildings, do notapply to them.

Figures 13 & 14 show that the potential for additional floor area and dwelling units is
unevenly distributed over the Planning Area. For instance, the lion share of the
potential additional non-residential floor area falls to the easterly portion of the
Planning Area, east of the Route 2 and Piper Road I Taylor Road intersection, and very
little floor area can be added south orwest of the Kelley’s Corner retail area. -

Additional noteworthy observations are as follows:

• Nearly two-thirds of the total additional non-residential floor area possible in the
Planning Area (374,874 sq. ft. out of 574,833 sq. ft.) is represented by one
group of parcels - the Auto Auction site. Thus, the future of Kelley’s Corner can
be influenced to a great degree by what happens at this location.

• In the central core, the estimated:additional non-residentiaL grovAh potential of
135,505 sq. ft consists of small amounts of potential expansions on a number of
commercial, residential and vacant parcels. Only two parcels have potential
under current zoning for more than 10,000 sq. ft. of additional floor area, and
one of these is a lot on the south side of Massachusetts Avenue that extends

- behind adjoining lots along the slopes of a hill. Its configuration and topography
may limit its build-out further.

• None of the Planning Area’s large retail properties - K-Mart, Acton Plaza (Ames),
and Acton Shopping Center (Donelan’s) - have any potential for expansion
under current zoning. This is significant for two reasons. First, this limits the
possibilItIes of a large development having a significant impact (positive Of
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Figure 12
Ketley’s Corner Planning Area

Non-residential Floor Area

- - I

I

Residential Dwelling Units

400
350
300

~250
!200

~~1

_________________ 278 I

‘:i’E132

0ExistIng Dwelling UnIts -

O Build-Out Dwelling Units - -

[i,~ao~oooI1,600,000
1,400,000

1,200,000

1,000,000
800,000

600,000
400,000

200,000
0

1,005,000

0Existing Floor Area
CBuild-Out Floor Area

ActonPlanningDepamnew-Mwth 6, 1995 Page28



11’
Potential AddI. Floor Area: 135,505 s.f.

FIGURE 13

Kelley’s Corner
Planning Area

1” = 1450’-

-S
Co

E
C,
0
z

Potential AddI. Floor Area: -428,568 s.f.
400000

I
I

I

I
L

•1

B I
o 100000 200000 300000 400000

Potential AddI. Floor Area: 1,814 s.f.
—- -



Kelley’s CornerPlan, InventoryandAnalysis

-j

ActonPiannfr,gDeporbnevt-Math4 1995 Page30



Kelley’sCornerPtan,mnntoryendAnalysis

negative) on the core retail area: in the absence of expansion potential there
may be little incentive to redevelop a property - and there~’address existing
problems. Second, the type of development that can occur under existing
zoning will be small in scale, and ft is more difficult to mitigate the impacts of this
typeof incrementalgrowth. -

• Looking at the P~ann3ngArea as a whole, the build-out figuressuggesta shift in
relative scale from the core area (Subarea A in Figure 14) to the Piper Road!
Hosmer Street area (Subarea C). Currently, the ratio of non-residential floor
area between these two poflions of the Planning Area is 58:42, with the- central
retail corehaving40% more floor area than the easterly subarea;at bUild-OUt
this splitWill be reversed.

• The build-out estimates do not suggest any major thanges in the future
character of the Ketley’s Corner Planning Area and the Town. Although build-
out of the Auto Auction and neighboring parcels will impact this specific area,
suth development is likeTy to be consistent with other recent commercial and
industrial development in the Town of Acton, given the zoning limitations
(including the maximum floor area ratio of 0.20). In the core of the Planning
Area - the triangle defined by Route 2, Main Street and Massachusetts Avenue,
plus the area on the opposite south side of Massachusetts Avenue -

development will be incremental and will not affect the existing pattern of
deve!opment - -

9. PROPERTi’ VALUATIONS

In 1994, property valuationsassessedby the Town for -resjdential, Qmmercial and
industrialparcelsin theKeTley’s CornerPlanning Area wereasshownin Table8.

Town owned properties, religious properties and other tax exempt properties are not

mduded

Note the following observations

• Residentialvaluationsin the PlanningArea appearto b somewhatbelow the
town-wideaverage Accordingtothe TownAssessorsOffice, the averagevalue
of a single family parcel in Acton in FY 1994 was$217,724, andthe average
propertytax bill for singlefamily homeswas$3,886.
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Table 8 - Asse1sed Valuation -

Single-family Multi-family Commercial Industrial

Total valuation ($)1 10,499,800 4,086,300 28~5O3,8OO 7,428~O7O

Per acre:
• Median
• Mean

277,292
280,964

1,026,997
1,026,997

418,822
42O~534

303032
304,362

Perdwellingunit
•-Median
• Mean

156,800
166,663

59,221
59,221

-- - - ‘- -

- - -- - - -: -

-- - -

- -

-

Per square foot:
• Median - - - - 67.59 32.66
• Mean - - - 119.04 33.75

• Multifamily uses represent the highest valUed land use in the Planning Area,
measured in terms of assessed valuation per acre of land (median = $1 ~O26,997
per acre).

• Commercia’ uses in the Planning Area have higher va’ues than industrial uses
measured in terms of assessed valuation per acre (median commercial =
$418,822 v. median industria’ = $303,032) as well as measured, in terms of
valuation per square foot (median commercial = $67.59, v. median industrial =
$32.66).

• .-. The per square foot valuations in the planningareaComaaretd commercial!
-industrial lease rates as follows: - -

Acton2 MARC’

lowend $14!sq.ft. $l8Isq.ft.

- highend $l8Isq.fi. - $371sq.ft.

TotS valuation of *52,129.970 Includes $1,812,000 for vacant land. -

2 ~-- Source: Carbon Real Estate, Acton. -

Source: MAPC c Metropoiftan Area Planning Council, the regional p1anning agency representing
101 Boston metmpohtan area communities.
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Comparativeinformationon taxationin Acton andthe communities of the MAGIC1 Regionis shownin Table 92~

Table 9 - -

Tax Levy Assessed Average Residential Open Commercial % CommAnd. % Levy/Valuation
-

-

Valuation Tax Rate Tax Rate Space
Tax Rate

I Industrial
Tax Rate

Rate:
Residential Rate -

Acton $ 26,976.747 $ 1,446,312,102 $ 18.65 $ 18~29 112% 1.87%

Bofton J__Q~Qfl6 $ 323,153,755 $ 15.32 $ 15.32 - - - 100% 1.53%

Boxborot4i $ 5,894230 $ 334,899,418 $ 17.80 $ 17.60 - jj~Q 100% 1.78%

Carlisle - - $ 8258,992 $ 514,899,693 $ 18,04 $ 16.04 $ 16.04 ~J..Jj9j 100% 1.60%

Concord $ 27,067,038 $ 1,853,888,132 J_j4~Q $ 14.49 $ 12.32 LLflQ2 108% 1.48%

HudsOn -- $ 11,589.467 $ 904,275,480 $ 10.45 $ 16.49 179% 1.95%

Uncoln3 $ 9.943,520 $ 743;718,796 $ 13.37 $ 13.37 - - - $ 13.37 100% 1.34%

Littleton $ g258,559 $ 541,774,693 $ 17.59 $ 15.65 ‘- 147% 1.71%

Mailborouaft Jj~Z61j9. $ 901.568.712 J_J.%~Q .1jQ~9.. 193% 1.97 %

Maynard $ 10,836,959 $ - 548~6O$2OO $ 19.75 $ 17.97 $ 17.97 $ 28.82 160% 1.98%

Stow - a131~O $S1J10!OQt $ 17.69 $ 17.69 . 100% 1.77%

Sudbury j14Mi~, $ 564006300 $ 16.33 $ 1-5.68 : - - -, 156% 1.63%-

MAGICAYo. t- -~ H -- - $ 1717 $ 16.21 - $21.07 130% 1.72%

MAGIC n Minuteman Adv(sciy Omup on4ntedocal Coordination, a subregion ofMAPC con sting of the following communities: Acton,
Rattan, aoxbomugh, Carlisle. Concoid,Hudson,Uncoin. Lfttleton, Madborough. Maynmd, Stow, Sudbuty.

2 - Saints: MassachusettsDepartment ofRevenue,Fl 1995 Tax Report.
3 Numbers are 1mm FYI 994
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10. DEMOGRAPHIC REVIEW’

Different segments of Acton’s populationhavedifferentdemandsfor servicesthatmight
be provided in the Kelley’s Corner P’anning Area or elsewherein Acton or the region.
An understandingof the population characteristicsand of future trends allows an
evaluation of the adequacy of services currently available arid a prqjection of future
needs. This- information can be used by the Town to provide more effective community
services, and by businesses and industries to analyze market potentials for their
services and products. -

Pop Ulation:
Population thanges ~na community occur through natural changes, births and deaths,
- - and net migration, people moving in and out. Acton’s population increase through the

I960s and 70s was largely dueto in-migration(Agtori MasterPlan, 1991). Since1980,
- the in-migration rate has slowed dramatic-ally, the same is true for the overall

• population increase. Table 10 shows changes in total population since 1970. and
projected to the year 2020, for Acton and the eleven other MAGIC2 communities

Table 11 shows the percentage population changes for Acton, the MAGIC communities
and the entire MAPC region. Note that Acton, Bolton, Boxboro, Carlisle and Stow

experienced significant growth in the 1970’s. Note also that Acton, BoRon, Boxboro,
CarIi&e and Stow are predicted to continue to grow through the 1990’s After 2000, it is
predicted that the growth rate in Acton Will slow, but Bolton, Boxboro, Carlisle and Stow
wit! continue to grow at a rate that exceeds Acton over the next two decades.
Demographers predict that the MAGIC SubregionWill continueto grow over the next25
years, but the larger MAPC region Will experience an overall reduction in poptEation
over that same time period.

The data and information in this section has been provided by the Metropolitan Data Center, a
divisionof the MetropolitanArea PlaningCouncil (MARC), servIng101 Boston metropolitanarea
communitiesindudingAeon, andis basedon the 1990US Censut

• 2 - - MAGIC r Minuteman Advisory Group on Interfocal Cootthnetion, consisting of the communfties
of non, Bolton, Boxborough,Carhsle, Concord, Hudson,Lincoln, Littieton, Marlborough,
Maynard.Stow,Sudbwy
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Table 10
POPULATION CHANGES AND PROJECTIONSI

(MAGIC Communities)

- 1970 1980 1990 2000 2010 2020

Acton 14,770 17,544 17,852 - 20,120 21,158 22,058

Bolton - 1,905 2,530 3,134 3,918 4,293 4,653

Boxboro 1.451 3,126 3,343 3,988 - 4,251 4,481

Carlisle 2,871 3,306 - 4,333 - 5,706 - 6,420 - 7,111

Concord 16,148 16,293 17,076 17,861 - 18,187 - 18,511

Hudson 16,084 16,408 17,233 18,989 19,478 19,861

Lincoln 7,567 7,098 7,666 8,320 8,632 8,938

Littleton 6~38O 6,970 7,051 7,715 8,018 8,280
Marlboro 27,936 30617 31,813 34,949 36,096 37,089

- Maynard 9,710 9,590 10,325 11,010 11,139 11,239

- Stow 3,984 5,144 5,328 6,113 6,455 6,752

Sudbury 13,506 14027 14,328 15,665 16,197 16,629

~.
S.

U.S. Census; Metropolitan Data Center
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Table 11
CHANGE IN TOTAL POPULATION1

Households:
Table 12 shows an 11% increase in the number of households in Acton between 1980
and 1990. The Table also reports that the composition of the households remained
fairly consistent from one decade to the next, with the noted exception of a 4% increase
in the number of single parent households with thildren. Table 10 shows that the
average number of people living in Acton households has steadily decreased over the
pasuwodecades. - - *

Table 12
HOUSEHOLD DEMOGRAPHICS2

- 1980 1990
Single person households 1229 (20.7%) 1343 (20.4%)
Married couples with children 3808 (64.1%) 4166(63.1%)
Single householder with children - 415 (7%) 710 (11%)

-J

U.S. Census; Metropolitan Data Center
2 U•S• Census

AttonPlanningDepwtnent- March & 1995 Page36

1970-
1980

1980-
1990

1890-
2000

2000-
2010

2010- -

2020
Acton - 19% 2% 13% 6% 4%
Bolton 33% 24% 25% 10% 8%

Boxboro 115% 7% 19% 7% 5%
Carlisle 15% 31% 32% 13% 11%
Concord 1% 5% - 5% 2% 2% -

Hudson 2% 5% 10% 3% - 2%
Lincoln -6% 8% - 9% 4% 4%
Liftleton 9% 1% 9% 4% 3%
Maynard -1% 8% - 7% 1% 1% -

Stow - 29% 4% 15% 6% 5%
Sudbury 4% 2% 9% - 3% 3%
MAGIC 8% 5% 11% 4% 3%
MAPC -4% 1% 1% -1% -1%



KeIIey’s cornerflan, InventoryandAnalysis

PERSONS per HOUSING UNIT1
Year Average# of Persons
1970 3.52
1980 2.78
1990 2.69

Age:
Figure 152 shows the past and projected compositionof the Acton populationby age
groups. Note the projected sharp increases in the population segments of ages 55 to
64 and ages 65 and older toward the year 2000 and beyond. It is predicted that the
younger age groups (0-4, 5-1 9) will remain steady-over the next two decades.

U.S. Census
U.S. Census; Metropolitan Data Center

Table 13

Fiaure 15

7000

6000

POPULATION FORECAST by AGE GROUP

5000

4000

3000

2000

1000

0
Oto4 5to19 20to34 35to54 55to64 65+

I
2

*1970 51980 01990 - 02000 S2010 D2020
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Income: -

Tables 14 & 15 show -income statistics for households and persons living in Acton, arid
information on unemployment and poverty. Comparisons to the MAGIC area towns and
the MAPC region are also included.

Table 14

Table 15

ACTON HOUSEHOLD INCOME 19901

ANNUAL INCOME #OF
HOUSEHOLDS

Less than $5,000 72
$5,000 to $9,999 213
$10,000 to $14,999 128
$15,000 to $24,999 553
$25,000 to $3.4~999 - 703
$35,000 to $49,999 995

- $50,000 to $74,999 1,405
$75,000 to $99,999 1,152
$100,000 to $149,999 1~O6O
$l5O10000rmore 313
Median Household Income $61,394

EMPLOYMENt INCOME, and POVERTY DATA2

-

Acton
1970

Acton
1980

Acton
1990

MAGIC
1990

MAPC
1990

Median Household Income $15,210 $27,323 $61,394 $54,233 $40,775
Per Capita Income -- - - $4,207 $10,522 $25,792 $24,664 $19,577
Unemployment Rate 5.1% 4.1% 3.55% - %
Poverty Level $10,647 $19,126 $42,976 $37,963 $28,543
Persons under 18 below Poverty 1% 1.5% 3.34% 3.93% 11.70%
Person65+belowpoverty <1% <1% 4.14% 8.10% 9.35%

1990 U.S. Census
2 U.S. Census; poverty level for Adon based on Federal defintion
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11. EcoNoMic OvERvIEw1

Tables 16 and 17 show the occupations of Acton’s residents and the level of
educational attainment.

OCCUPATIONS of ACTON RESIDENTS, 19902

Job Description # Employed Percentage
Executive, Administrative, Managerial 2,741 - - - 27% -

Professional Spedalty - 2,719 27%
Technicians & Related support 541 5%
Sales - 1,281 13%
Administrative Support, meL. clerical 1,243 12%
Private household 16 >1%
Protective Service 52 >1%
Service, not protective & household 640 6%
Farming, forestry, fishing 44 >1%
Precision prod., craft, repair 580 6%
Machine operators, assemblers. inspect. - 188 2%
Transportation & material moving 72 >1%
Handlers, equip.cleaners, helpers,laborers 85 >1%
Total # of Employed !ettons Age 16+ 10,202 -

*

The data and Information in thissectionhasbeenprovidedby theMetropolitanDataCenter,a
division of the Metropolitan Area PlaningCouncil (MAPC), seMng101 Bostonmetropolitanarea
communitiesIndudingActon, andIspdmaflly basedon the1990U.S.Census. - -

2 1990U.S.Census - : -
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Table 17

- - EDUCATIONAL ATTAINMENT, 19901

Education Level # of Persons Percentage

Less than 9th Grade 186 1.5%
9th to 12th Grade, No Diploma 408 3%

High School Graduate 1,671 14%
Some College, No Degree 1,674 14%
Associate Degree 880 7%

Bachelors Degree - 4,057 34%
Graduate or Professional Degree 2,994 25%

Table 18 shows the availability of automobiles in Acton’s households. Clearly,
automobiles are readily available with over 50% of the households using two or more
vehicles.
Table 18 -

VEHICLES AVAILABLE per ACTON HOUSEHOLD, 19902

OCCUPIED HOUSING UNITS 6,600 Percentage
No vehicle - 221 3%
One vehicle 1~843 28%-
Two vehicles 3,326 50%
VThreeormore - - 1,210 18%

Figures16, 17 and18 reportwhereActon residentswork, the modeof transportation
used by Acton residents to travel to work, and where the people who work in Acton live.
61% of Acton residents work in Acton or the MetroWest area. This is a major factor in
determining the mean tcommute to work” time of 25.28 minutes. However, almost 40%
ofActon’s working popu’ation (3,908 people) travel long distances to work and 78% of

- 1990 U.S. Census; Adon Residents over age 2$
2 l9aOUSCensus
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I

the people who work in Acton (7,536 people) live out of town. The commuting habits of
Acton residents and the residence of people who work in Acton are major contributors
to the congestion experienced in the AM and PM peak commuting hours.

- Figure 16

WHERE ACTON RESIDENTS WQRKI

C Acton
o Other
O MetroBoston
m S.Suburban
ONorth Suburban
•NH
o CentralMass.
o MetroWest

iaao U.S. Census
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Figure 17

PRIMARY METHOD OF TRAVELING TO WORKI
(Acton Residents)

[0 Drove Alone C CarPooled C Walked 0Public Transit • Other

Table 19 lists the largest private employers in the Town of Actori for the year 1993.
Note that four of the listed companies are located in the Planning Area.

Tabië~-Oshows the numbers of persons employed for the year ¶990 in each of the
MAGiC communities, and forecasts of employment figures to the year 2020. As of

1 99O~Acton-is the fourth largest employment center in the MAGIC region with 9,500
persons employed within the Town. By the year 2020, it is predicted that Acton’s place
in the MAGIC region will be number two, with 15,100 person employed. This is a

- - - 58.9% increase. This compares to a projected population increase of 23.6% in the
same time period (see Table 10).

1990 U.S. Census

Page 42
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Figure 18

Table 19

~l

RESIDENCE of ACTON WORKERS’

1993 LARGEST EMPLOYERS in ACTON2
EMPLOYER BUSINESS EMPLOYEES

DIGITAL EQUIPMENT CORP. COMPUTERS 1,230
ENSR ENVIRONMENTAL 330
BEACON PUBLISHING CO.~ PRINTING 280

ODATA INSTRUMENTS MANUFACTURING - 240
OHMIRTZ AUTO FABRIC SYNTHETICS 210
W.R. GRACE/DEWEY & ALMY CHEMICALPROCESSIt’~G 180
LAU TECHNOLOGIES ELECTRONICCOMPONENTS 171 -

SETRASYSTEMS, INC. - ELECTRONICCOMPONENTS 105
AMERICA HOMETOYPARTIES, INC. CATERERS - - 100

QACTONMEDICALASSOC. - - HEALTHSERVICES 60
OMODULAR COMPUTERS 66

O Employers in the Kelley’s Corner Planning Area

i99o U.S. Census
2 Non-governmentemployers; the public schools in the Planning Area employ 287 persons (1995)

Recentlyrelocatedto Concord

Page43ActonPIannh~gDepwtment March 6, 1995
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Table 20

COMMUNITY EMPLOYMENT FORECASTS1

COMMUNITY 1990 2000 2010 2020 - % CHANGE
ACTON 9,500 11,300 14,000 15,100 68.9
BOLTON 1,500 1,700 1,900 2,000 - 33.3

BOXBORO 2~3OO 3,900 5,300 - 6,000 160.9
CARLISLE 700 700 900 800 14,3
CONCORD 11 ~8OO 14,200 15,400 14,600 - 25.4
HUDSON 8~5OO 10,100 12,300 13,000 52.9
LINCOLN 1,700 1,900 2,000 2,100 23.5

LITTLETON 5,400 6,200 7,600 8,500 57.4
MARLBORO 2O~5OO 26,400 34,900 32,800 57,7
MAYNARD - 7,500 7,700 7,900 8,200 9.3

STOW 2,300 2,600 3,000 3,200 - 39.1
SUDBURY 9,800 9~9OO 11,600 12,100 23.5

MAGIC TOTAL 81,800 98,600 117,000 118,600 45
MAPC TOTAL 1,715,630 1,870,040 2,019,640 1,979,250 15.4

Table 21 shows the vacant commercial and industrial sites withtti the MAGIC
Subregion of MAPC. As you can see from the table, Marlboro, d~xbom,and Hudson

have,Ahe largest number of vacant sites within MAGIC. Since all three of these
communities also have good access to major highways, they provide serious
competition to Acton in its efforts to attract commerce and industry.

1990 U.S. Census, MetropolitanDataCenter -
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Table 21

VACANT SITE SURVEVI

1127/U

TOWN - SITES ACRES COMMERCIAL INDUSTRIAL ASSESSED VALUE
ACTON 12 203 - I ii $13,240,700
BOXBORO 24 650 16 - - 8 -~ - - - - - $10,723,600.
CONCORD 5- --147 - 2 - 3 - - H -$8,813,400
HUDSON 17 421 2- 15 - - 6,292,930
LITTLETON 10 264 1 9 $1O,142~6OO
MARLBORO 39 1086 5 34 $55,935,800
MAYNARD 2 67 0 2 $1,990,480
STOW 8 342 4 4 $3,837,680.
SUDBURY 4 33 - 2 2 $1,050,200

12. PLANNING ARM BUSINESS Su~vn’

In January and February1995, the Kelley’s Corner Planning Committee conducted a
survey of all known businesses located within the Pianning Area. Of the -businesses
that were contacted,64 respondedto the survey. — - -

The survey was mailed to business managers, -owners and business operators as
appropriate.Committeemembersfollowed up with telephone calls.

Table 22 shows the number of businesses that responded, grouped by business
categories, and information on employment2

MetropolitanDataCenters1994
2 Thesurveydid not IncludetheSchools. Seepart13 for figureson theschools.
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Table 22

BUSINESS SURVEY

BusinessCategoriesand Employment

‘fl5j514

45(3%)

40(2%)

UI (35%) 1
54L3~~

52(1%)

74(30%)

43(38%)

41 (30%)

10(22%)

14(35%)

-27(4%)

-26 (43%)

$

Category:;~j Businessesin full Time ~ tait lime ~ Total
c ~i:Aategoty ..j~EnipIoyees Employees , .tmployees, Resident

~ ~ - ~ 4and%ol r~mpIoyees~%

~
-~ ~ ~

~colurnn)~
__________ - I

k __________ __________

______

- In.

6

6

6

5

4

vu

32

15

819

i-leaRn Services

Financial
Services

i Automotive
Services

Manufa~uring

Real Estate
Services

Child Care

Services

~:Other

44

13

25

32

.6

- ..:~12-- -

:250 --

45

4

3
- ~rr~zL~zz.c..~_.

- ______

21 -

6(12%)
- -

.==z=x~ttz

aU*%)~] 27(8%)

~~XZZ~Z2zZz.zuwz1

U (22%)

ADESA(Conco,d AutoAuthon),ADESA Is scheduledto relocateto FraminghamIn early 1995
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The 64 responding businesses employ 1,799 persons within the planning area, 1,137
as full time employees. This represents almost 19% of the 9,500 jobs reported in Acton
for the year 1990, and 16% of the 11,300 town wide jobs projected for the year 2000.
In terms of employment, manufacturing is by far the largest sector in the Planning-Area
with 651 employees, most of them full time. It is noteworthy that this sector emphys
the smallest percentage of employees who reside in Acton (4%). The manufacturing
sector is made up of four companies: All Metal Fabricators, Data Instruments, Haartz
Auto Fabrics, and Modular. Modular is a recent start-up firm. The next largest sector,
measured, by employment, is retail with 247 employees. The Concord Auto Auction
reports a total labor force of 331 persons, but it plans to relocate in early 1995. Other
large employment categories are; Health Services arid Restaurants. -; - -,

The survey also indicates: -

• 44 (69%) of the businesses responding to the survey have their headquarters in
the Planning Area.

• 35 (55%) of the respondents foresee growth of their operations in the Planning
Area. Only four respondents (6%) expect a decline.

• The median time for which companies have been located in the Planning Area is
15 years. Ten businesses have been located in the Planning Area for over 30
years1 twelve are newcomers with a tenure in the Planning Area of two years or
less. Six of the responding businesses have current plans to relocate.

4

13. THESCHOOLCAMPUS

The school campus is the only major public facility in the Kelley’s Corner Planning
Area. The campus is home of the Acton Boxborough Regional High and Junior High
Sthools, and the Merriam and McCarthy Town Schools which house an elementary
sthool and special education programs The four school buildings have a combined
building floor area of approximately 447,000 square feet providing 125 class rooms,
two auditoriums, an indoor swimming pool, four gymnasiums, and related facilities.
There are also extensive outdoor recreation and sports facilities

The following data is current as ofJanuary 1995
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CurrentStudent Population:

High School 1285
Junior High School 642
McCarthyTown 457
Merriam 250

Total 2634

Professionals currently employed:

High School 131
Junior High School 70
McCarthy Town 52
Mefflam 34

Total 287

200 of the professional staff are employed full time, the rest is part time. The
Community Education Program currently draws an additional 2210 students, It is
staffed by 210 teachers.
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